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SECTION | DISCRETIONARY PERMITS AND WATER QUALITY
CONDITIONS

PROJECT INFORMATION

Permit/Application No.:

Parcel 3 of

PA2011-216 Tract/Parcel Map No.: Parcel Map 93-111

Address of Project Site
and APN:

300 E. Coast Highway, Newport Beach, CA 92606
APN 440-132-60

WATER QUALITY CONDITIONS

Discretionary Permit(s):

The Back Bay Landing project, as proposed, will require the
preparation, circulation/public review and certification of an
Environmental Impact Report to environmentally clear City and
Coastal Commission approval of a General Plan Amendment, Coastal
Land Use Plan Amendment PC-9 Amendment (Zone Change)/Planned
Community Development Plan, Transfer of Development Rights, Lot
Line Adjustment, Affordable Housing Implementation Plan (AHIP), and
Development Agreement. The project applicant is seeking only the
legislative approvals at this time; however, the Back Bay Landing
Environmental Impact Report will serve to clear additional
“administrative approvals, including issuance of a Coastal
Development Permit, Tentative Tract Maps, Coastal Residential
Development Permit, and Harbor Permit, as well as other water quality
and storm water runoff system clearances/permits.

Water Quality
Conditions:

Conditions of Approval to be provided upon approval of the
Legislative Land Use approvals and provided in the Final WQMP.

WATERSHED-BASED PLAN CONDITIONS

Applicable conditions
from watershed - based
plans including WIHMPs
and TMDLs:

Upper Newport Bay TMDLs:

*  Metals

= Nutrients

» Pathogens
»  Pesticides
= Siltation

BAYSIDE VILLAGE MARINA, LLC
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SECTION II  PROJECT DESCRIPTION

1.1  PROJECT DESCRIPTION

Back Bay Landing encompasses approximately 31 acres in the City of Newport Beach. The project
site is located immediately north and east of Coast Highway and is between the Upper Newport Bay
Bridge west of Bayside Drive. The Upper Newport Bay is located west and northwest of the site. A
Vicinity Map is included in Section VI.

Approximately 6.36-acres of the southwestern portion of Parcel 3 of Parcel Map 93-111 will be
redeveloped as part of the project. The entire Parcel 3 (APN 440-132-60) is currently 31.127 acres
and encompasses both the landside project site and fee-owned submerged lands (31.43 acres after
Lot Line Adjustment).  Under existing conditions, Parcel 3 consists of four distinct acreage
components:

» A 5.86 acre slightly sloping parcel that is the primary mixed use project area; (this includes
the area south of PCH)

» A separate, narrow 0.5 acre strip of land located east of Bayside Village Mobilehome Park,
this parcel is also part of the 6.36 acre project development site and will be utilized for access
to the existing gravel parking area (not a part of the project), marina and parking/public
storage area. This area will undergo the removal of existing garages and be replaced with
additional guest parking, tenant storage lockers and upgraded bathroom and laundry
facilities. The proposed improvements for this area are not considered “redevelopment” as
they are not anticipated to result in the replacement of existing impervious surfaces. Therefore,
this area is not subject to the proposed treatment requirements.

* A narrow 0.573 acre strip of land providing bayfront access to the existing Bayside Marina
boat slips, and an additional 0.086 acre beach area, both areas adjoining the northern
boundary of the existing Bayside Village Mobilehome Park, and both small acreages included
within the 6.974 acre project site. No development is proposed for these two acreage
components so these areas are not subject to the WQMP requirements.

= A 20.797 acre submerged, fee-owned land area surrounded by the 3.655 acre manmade “L”
shaped earthen and rip rock “spit” (De Anza Bayside Marsh Peninsula) provides a protected
harbor for an existing fifty plus year old private marina. This waterside area is not part of the
proposed project.

The 5.86 acre primary project development site currently provides RV and trailered boat storage,
Bayside Marina parking, kayak and Stand-Up Paddle Board (SUP) rentals, Marine Service Equipment
Storage, and parking/access to Pearson’s Port, a local fish market set on floats in the County
tidelands area and Upper Newport Bay channel. Adjoining the southwest portion of the property
there is a small Orange County Sanitation District (“OCSD”) pump station that is not a part of Back
Bay Landing.

Back Bay Landing will be designed and developed to provide an integrated, mixed-use waterfront
project through development of new dry stack storage (the “Boat House”), with visitor-serving retail
and recreational marine commercial facilities, as well as a limited amount of attached residential
uses. The table below summarizes the proposed project.

BAYSIDE VILLAGE MARINA, LLC 2 PROJECT DESCRIPTION
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DESCRIPTION OF PROPOSED PROJECT

WQMP
Development
Category:

8. All significant redevelopment projects, where significant redevelopment is
defined as the addition or replacement of 5,000 or more square feet of
impervious surface on an already developed site. Redevelopment does not
include routine maintenance activities that are conducted to maintain
original line and grade, hydraulic capacity, original purpose of the facility,
or emergency redevelopment activity required to protect public health and
safety.

Project Area:

31.43 ac (total site)
6.3 ac (total redevelopment; 5.86 acres subject to WQMP treatment
requirements)

# C.’f Dwelling 49 units; average of 1,600 sf / unit
Units:
SIC Code: 4420 -- Warehousing and Storage (Dry Stack Boat Storage)

Narrative Project
Description:

The main project area will include a 32,500 square foot full-service dry stack
boat storage with enclosed bays, accessible dry stack boat storage facility with
approximately 135 boat spaces (the “Boat House”); forty-nine (49) stacked flat
residential units totaling approximately 80,000 square feet; and approximately
65,000 square feet of retail/restaurant/marine boat sales, rental and service
repair.

Located along the eastern property boundary but separated from the main
project development is approximately 4,000 sq. ft. of storage (resident and
boater lockers) and marina restrooms with laundry facilities. Additionally, a
gated entry with 41 parking spaces will provide parking for existing marina
tenants and mobile home resident guests. An iconic lighthouse and Lighthouse
Plaza visually connects the east and west end of the Landing as the center point
of the project.

Connections:

. Pervious Area Pervious Area | Impervious Area | Impervious Area
Project Area: 2 2
(ac or ft?) Percentage (ac or ft?) Percentage
Pre-Project
ern d'i'fif:s_ 0.64 ac 10% 5.72 90%
Post-Project
C‘;Sn di:i‘;':; 0.95 15% 5.41 85%
Under existing conditions, runoff generally flows west and north towards the
Upper Newport Bay. Runoff from the eastern-most portion of the
redevelopment project site drains to an existing 30” storm drain that runs along
Drainage the southern portion of the site and discharges to the Bay west of the site.
Patterns/ Runoff from the western portion of the site also drains to this storm drain line.

Runoff from the central portion of the site drains north to an existing outlet
located north of the site.

Under proposed conditions, runoff will continue to flow similar to existing
conditions, and discharging at these two existing outlets.

BAYSIDE VILLAGE MARINA, LLC
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PROJECT FEATURES

Building
Summary:

The main project area (5.86 acres subject to WQMP treatment requirements)
will include a 32,500 square foot full-service dry stack boat storage with
enclosed bays, accessible dry stack boat storage facility with approximately 135
boat spaces (the “Boat House”); forty-nine (49) stacked flat residential units
totaling approximately 80,000 square feet; and approximately 65,000 square
feet of retail/restaurant/marine boat sales, rental and service repair.

Of a total of 49 residential units, 31 units will be designed and integrated in
two levels of residential over ground floor commercial retail, wrapped around a
3-level semi-subterranean parking structure. In addition, there will be 18 units
in a three level structure adjacent to the northwest bayfront. All Back Bay
Landing units are proposed to be designed and constructed as individual
stacked flats. The units will vary in size (square footage) and number of
bedrooms. Separate retail and restaurant buildings are also proposed adjacent
to N. Bayside Drive to make up the remaining 65,000 square feet of visitor-
serving retail and restaurants.  Further details will be provided in the Final

WQMP.

Two other proposed buildings include the parking structure and the dry stack
storage facility.

Landscaped
Areas & Parking
Facilities:

Landscaping will be provided throughout the project site in the form of planters
adjacent to the buildings and as parking lot islands, along street frontages and
around the perimeter of the project site. Approximately 15% of the site will be
landscaped. Further details on proposed landscaping will be provided in the

Final WQMP.

Parking will be provided mainly within the parking structure with some surface
parking areas throughout the site. 99 surface parking spaces are contained
within the main 6.3 acre project area, and 41 surface spaces are located on
the east side of the project (former storage garages). 358 spaces will be
located within the parking structure.

BAYSIDE VILLAGE MARINA, LLC 4 PROJECT DESCRIPTION
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Project Features:

The dry stack boat storage is designed as an enclosed “boat house,” which can
store 135+ boats of mixed sizes. An innovative storage racking system will
allow maximum flexibility for vessel heights and lengths. A small water inlet
with an innovative retractable pedestrian bridge is proposed to facilitate the
storage and launching of boats housed within the dry stack boat storage
facilities.

With the removal of the existing 50-year old residential public storage garages
(4,500+ sq. ft. of buildings) at the eastern side of Parcel 3, new enclosed
storage facilities (marina boating lockers), marina guest bathrooms with laundry
facilities and additional marina parking and mobile home community guest
parking is to be provided with decorative 8 ft. property walls and landscaping.

An appropriate number of trash enclosures will be located within the project
site. Specific number and locations of the trash enclosures will be documented
in the Final WQMP. Trash enclosures will either be located indoors or will be
covered and walled on 3 sides to preclude rainfall and runoff (gate comprising
the fourth side). Any food preparation areas associated with the proposed
restaurant land uses will be handled indoors, and the eating area tables will be
covered with a canopy and designed to preclude precipitation and runoff.
Grease interceptors will be located in the sanitary sewer systems where
applicable. Further details will be provided in the Final WQMP.

Ouvutdoor
Activities,
Materials Stored
& Wastes
Generated:

Materials used and stored on-site will include those associated with residential,
commercial/retail and recreational land uses, such as normal cleaning
supplies, maintenance materials, office supplies, and retail inventory. Materials
will be stored within the buildings.

BAYSIDE VILLAGE MARINA, LLC 5 PROJECT DESCRIPTION
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1.2 POTENTIAL STORM WATER POLLUTANTS

The table below, derived from Table 2 of the Countywide Model WQMP Technical Guidance
Document (May 2011), summarizes the categories of land use or project features of concern and the
general pollutant categories associated with them.

ANTICIPATED & POTENTIAL POLLUTANTS GENERATED BY LAND USE TYPE
General Pollutant Categories
o . . . (2]
Priority Project Categories | 2 2 " 2% 8 o 02| o
; T > c 210 = = ‘c 2
and/or Project Features c S QE’ o %‘ c |55 3 o ¥ 923 c s
SHEREET SR ACHE S
g (4} 4 O m d‘z o O o) =
(7,3 (%2} o — O
Detached Residential
E E N E E E N E
Development
Attached Residential
E E N E E E@ N E
Development
Commercial/Industrial E0) E0) E6 E6 E0) E E E
Development
Automotive Repair Shops N N E N N E E E
Restaurants EME EM E@ E E E N E
Hillside Development
cvelop E E N E E E N E
>5,000 ft
Parking Lots E E) E E E) E E E
Streets, Highways, & £ E0) E £ £l E E E
Freeways
Retail Gasoline Outlets N N E N N E E E
Notes:
E = expected to be of concern N = not expected to be of concern
(1) Expected pollutant if landscaping exists on-site, otherwise not expected.
(2) Expected pollutant if the project includes uncovered parking areas, otherwise not expected.
(3) Expected pollutant if land use involves food or animal waste products, otherwise not expected.
(4) Bacterial indicators are routinely detected in pavement runoff.
(5) Expected if outdoor storage or metal roofs, otherwise not expected.
Source: County of Orange. (2011, May 19). Technical Guidance Document for the Preparation of Conceptual/ Preliminary and/or
Project Water Quality Management Plans (WQMPs). Table 2.1.

BAYSIDE VILLAGE MARINA, LLC 6 PROJECT DESCRIPTION
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POLLUTANTS OF CONCERN

E = Expected to be of
concern - .
Pollutant N =Not Expected to Additional Information and Comments
be of concern
Suspended Solid/ E 303(d) listed impairment / TMDL
Sediment
Nutrients E 303(d) listed impairment / TMDL
Heavy Metals E 303(d) listed impairment / TMDL
Pathogens . : :
(Bacteria/Virus) E 303(d) listed impairment / TMDL
Pesticides E 303(d) listed impairment / TMDL
Oil & Grease E
Toxic Organic E
Compounds
Trash & Debris E

1.3 HYDROLOGIC CONDITIONS OF CONCERN

The purpose of this section is to identify any hydrologic conditions of concern (HCOC) with respect to
downstream flooding, erosion potential of natural channels downstream, impacts of increased flows
on natural habitat, etc. As specified in Section 2.3.3 of the 2011 Model WQMP, projects must
identify and mitigate any HCOCs. A HCOC is a combination of upland hydrologic conditions and
stream biological and physical conditions that presents a condition of concern for physical and/or
biological degradation of streams.

In the North Orange County permit area, HCOCs are considered to exist if any streams located
downstream from the project are determined to be potentially susceptible to hydromodification
impacts and either of the following conditions exists:

» Post-development runoff volume for the 2-yr, 24-hr storm exceeds the pre-development runoft
volume for the 2-yr, 24-hr storm by more than 5 percent

or

* Time of concentration (Tc) of post-development runoff for the 2-yr, 24-hr storm event exceeds
the time of concentration of the pre-development condition for the 2-yr, 24-hr storm event by
more than 5 percent.

If these conditions do not exist or streams are not potentially susceptible to hydromodification impacts,
an HCOC does not exist and hydromodification does not need to be considered further. In the North
Orange County permit area, downstream channels are considered not susceptible to

BAYSIDE VILLAGE MARINA, LLC 7 PROJECT DESCRIPTION
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hydromodification, and therefore do not have the potential for a HCOC, if all downstream
conveyance channels that will receive runoff from the project are engineered, hardened, and regularly
maintained fo ensure design flow capacity, and no sensitive habitat areas will be affected.

Is the proposed project potentially susceptible to hydromodification impacts?
[] Yes X No (show map)

The project site is located adjacent to the Upper Newport Bay, a tidally influenced area. Figure XVI-
3d of the Technical Guidance Document (May 2011) demonstrates that the project location does not
fall within an area susceptible to hydromodification. In addition, due to the nature of the high
imperviousness associated with the existing conditions, proposed runoff rates will remain consistent or

decrease due to the minor increase in landscaping under the proposed condition. A copy of Figure
XVI-3d is included in Appendix A.

.4 POST DEVELOPMENT DRAINAGE CHARACTERISTICS

Under existing conditions, runoff generally flows west and north towards the Upper Newport Bay.
Runoff from the eastern-most portion of the redevelopment project site drains to an existing 30” storm
drain that runs along the southern portion of the site and discharges to the Bay west of the site.
Runoff from the western portion of the site also drains to this storm drain line. Runoff from the central
portion of the site drains north to an existing outlet located north of the site.

Under proposed conditions, runoff will continue to flow similar to existing conditions. New on-site
storm drains and area drains will be constructed, and will connect to the existing storm drains and
continue to outlet to the Bay at the two existing outlets.

1.5 PROPERTY OWNERSHIP/MANAGEMENT

PROPERTY OWNERSHIP/MANAGEMENT

Public Streets: City of Newport Beach

Private Streets: POA

Landscaped Areas: | POA

Open Space: None proposed.
Easements: City of Newport Beach
) Orange County Sanitation District
Parks: None proposed
Buildings: POA
Structural BMPs: POA

BAYSIDE VILLAGE MARINA, LLC 8 PROJECT DESCRIPTION
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A Property Owners Association (POA) will be formed upon project completion. The POA will be
responsible for inspecting and maintaining all BMPs prescribed for Back Bay Landing. Until a POA is
formally established, Bayside Village Marina, LLC shall assume all BMP maintenance and inspection
responsibilities for the proposed project. Inspection and maintenance responsibilities are outlined in
Section V of this report.

BAYSIDE VILLAGE MARINA, LLC 9 PROJECT DESCRIPTION



PRELIMINARY WATER QUALITY MANAGEMENT PLAN (P-WQMP)

BACK BAY LANDING

AUGUST 9, 2012

SECTION IlIl  SITE

.1 PHYSICAL SETTING

DESCRIPTION

Planning Area/
Community Name:

Back Bay Landing

Address:

300 E. Coast Highway, Newport Beach, CA 62660

Project Area Description:

The project site is located immediately north and east of Coast
Highway and is between the Upper Newport Bay Bridge west of
Bayside Drive. The Upper Newport Bay is located west and northwest
of the site.

Recreational and Marine Commercial CM.5 (N of PCH) and CM.3 (S

Land Use: of PCH)
Statistical Area K-1 (north of PCH); G-1 (south of PCH)
Zoning: PC-9
31.43 ac (total site)
Acreage: 6.3 ac (total redevelopment); 5.86 acres subject to WQMP treatment

requirements

Predominant Soil Type:

D

Impervious Conditions:

Existing: 90%
Proposed: 85%

1.2 SITE CHARACTERISTICS

Precipitation Zone:

0.7 inches design capture storm depth

Topography:

The project site is relatively flat, gently sloping west towards the Bay.
Under existing conditions, the redevelopment portion of the site is
currently a paved parking lot.

Drainage
Patterns/Connections:

Under existing conditions, runoff generally flows west and north
towards the Upper Newport Bay. Runoff from the eastern-most portion
of the redevelopment project site drains to an existing 30” storm drain
that runs along the southern portion of the site and discharges to the
Bay west of the site. Runoff from the western portion of the site also
drains to this storm drain line. Runoff from the central portion of the
site drains north to an existing outlet located north of the site.

Under proposed conditions, runoff will continue to flow similar to
existing conditions. New on-site storm drains and area drains will be
constructed, and one system will connect to the existing 30” line while
the other will discharge through a new proposed outlet along the
northern bulkhead.

BAYSIDE VILLAGE MARINA, LLC
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Soil Type, Geology, and
Infiltration Properties:

Soils on-site generally consist of fill to depths that varied from
approximately 6 to 8 feet below existing grade. The fill encountered
consisted of predominately fine grained sands that exhibited loose to
medium relative density. The fill is underlain by native soils comprised
of Quaternary estuarine deposits consisting of loose to medium dense
relative density sands and silty sands to a depth of 20 to 25 feet, which
were underlain by medium dense to dense sands extending to at least
depths explored. The native soils included a 1-3 foot thick layer of soft
consistency clay at depths ranging from 8 to 10 feet below grade.

Hydrogeologic
(Groundwater)
Conditions:

Groundwater was encountered at depths of approximately 6-8 feet
below grade during field exploration in 2009. Due to the coastal
location of the project site, groundwater levels will vary in response to
tidal fluctuations.

Geotechnical Conditions
(relevant to infiltration):

Due to the presence of shallow groundwater, on-site infiltration of
storm water runoff is considered infeasible. In addition, the subject site
is located in an area that has been identified as being potentially
susceptible to liquefaction.

Off-Site Drainage:

The project site receives runoff from a small off-site drainage area
associated with the mobile home park on the east side of N. Bayside
Drive. Flows enter the project site on the east side and flow west into
the existing 12” storm drain adjacent to the pump station. In the
proposed condition, the project will continue to accept these flows.
Project flows and off-site flows will be co-mingled after project flows
have been treated.

Utility and Infrastructure
Information:

The existing OCSD sewer pump station located adjacent to the
property off PCH will remain, and is not-a-part of the project.

The Back Bay Landing project, as proposed, will require utility
relocations and new on-site systems to provide utility services to the
proposed land uses. One significant feature is the existing 30” water
transmission line that runs diagonally across the length of the existing
parking lot to an existing vault on the property adjacent to the water.
The line will be abandoned/removed and relocated north or south of
the project to minimize conflicts between the line and the proposed
land uses.

In addition, development of the property will require updating existing
wet and dry utilities including storm drain, water sewer, electric, gas
and fiber optics. Utility alignments for sewer, water and storm drain
will be proposed in conformance with City standards as part of the EIR
process.

BAYSIDE VILLAGE MARINA, LLC
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1.3 WATERSHED DESCRIPTION

Receiving Waters:

Upper Newport Bay

303(d) Listed

Impairments:

Upper Newport Bay: Lower Newport Bay:

=  Chlordane = Chlordane

=  Copper =  Copper

= DDT = DDT

= |ndicator Bacteria = |ndicator Bacteria
=  metals = Nutrients

= nutrients = PCBs

= PCBs = Pesticides

» Pesticides = Sediment Toxicity

= Sediment Toxicity
= Sedimentation/ Siltation

Applicable TMDLs:

Upper Newport Bay: Lower Newport Bay:

= Metals = Metals

= Nutrients = Nutrients

* Pathogens * Pathogens

= Pesticides = Pesticides

= Siltation »  Priority Organics
= Siltation

Pollutants of Concern for
the Project:

Per Section I1.2:

= Suspended Solids/Sediment
= Nutrients

= Heavy Metals

= Pathogens (Bacteria/Virus)
= Pesticides

»  Oil & Grease

»  Toxic Organic Compounds
» Trash & Debris

Hydrologic Conditions of
Concern (HCOC:s):

Refer to Section I1.3

Environmentally Sensitive
and Special Biological
Significant Areas:

Runoff from the project site is located adjacent to and ultimately
discharges into the Upper Newport Bay, which is impaired on the
303(d) list. Therefore the project site is located in an Environmentally
Sensitive Area (ESA) according to the OC DAMP. The project site is
not located in an Area of Special Biological Significance (ASBS)
according to the State Water Resources Control Board. The
waterfront areas along the west and northwest project boundary are
subject to CA Coastal Commission jurisdiction.

BAYSIDE VILLAGE MARINA, LLC
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SECTION IV BEST MANAGEMENT PRACTICES (BMPs)

V.1

PROJECT PERFORMANCE CRITERIA

Is there an approved WIHMP or equivalent for the project area that includes more stringent LID
feasibility criteria or if there are opportunities identified for implementing LID on regional or sub-

regional basis?

[] Yes

X

No

PROJECT PERFORMANCE CRITERIA

Hydromodification
Control Performance
Criteria

(Model WQMP Section
7.11-2.4.2.2)

If a hydrologic condition of concern (HCOC) exists, priority projects
shall implement onsite or regional hydromodification controls such that:

» Post-development runoff volume for the two-year frequency storm
does not exceed that of the predevelopment condition by more than
five percent, and

* Time of concentration of post-development runoff for the two-year
storm event is not less than that for the predevelopment condition by
more than five percent.

The project site is not located in an area susceptible to
hydromodification impacts (see Figure XVI-3d in Appendix A).

LID Performance
Criteria

(Model WQMP Section
7.1-2.4.3)

Infiltrate, harvest and use, evapotranspire, or biotreat/biofilter, the 85™
percentile, 24-hour storm event (Design Capture Volume).

LID BMPs must be designed to retain, on-site, (infiltrate, harvest and
use, or evapotranspire) storm water runoff up to 80 percent average
annual capture efficiency

Treatment Control
BMP Performance
Criteria

(Model WQMP Section
7.11-3.2.2)

If it is not feasible to meet LID performance criteria through retention
and/or biotreatment provided on-site or at a sub-regional/regional
scale, then treatment control BMPs shall be provided on-site or offsite
prior to discharge to waters of the US. Sizing of treatment control BMP(s)
shall be based on either the unmet volume after claiming applicable
water quality credits, if appropriate.

LID Design Storm
Capture Volume

5.86 acres; 90% imperviousness (conservative estimate)

12,358.9

BAYSIDE VILLAGE MARINA, LLC

13 BEST MANAGEMENT PRACTICES



PRELIMINARY WATER QUALITY MANAGEMENT PLAN (P-WQMP)
BACK BAY LANDING AUGUST 9, 2012

IV.2 SITE DESIGN AND DRAINAGE PLAN

The following section describes the site design BMPs used in this project and the methods used to
incorporate them. Careful consideration of site design is a critical first step in storm water pollution
prevention from new developments and redevelopments.

IvV.2.1 Site Design BMPs

Minimize Impervious Area

Impervious surfaces have been minimized by incorporating landscaped areas throughout the site
including common areas, parking lot islands, medians and larger courtyard areas. The streets and
sidewalks will be designed with minimum width requirements to minimize impervious surfaces where
feasible.

Maximize Natural Infiltration Capacity

Due to the presence of high, tidally influenced groundwater within the vicinity of the project, infiltration
of runoff will not be utilized on-site.

Preserve Existing Drainage Patterns and Time of Concentration

Runoff patterns and flow rates will be consistent with existing conditions and continue to discharge to
the bay utilizing existing outlets or new outlets placed in similar locations.

Disconnect Impervious Areas

Landscaping will be incorporated throughout the site as planters in common areas, parking lot
islands, adjacent to buildings, and around the site perimeter. Runoff will drain to landscaped
bioretention areas for filtration and treatment prior to discharging off-site.

Protect Existing Vegetation and Sensitive Areas, and Revegetate Disturbed Areas

The project site is developed under existing conditions. All disturbed areas will be paved or
landscaped with native and/or tolerant landscaping consistent with City and CA Coastal Commission
Guidelines.

Xeriscape Landscaping

Native and/or tolerant landscaping will be incorporated into the site design consistent with City and
CA Coastal Commission guidelines.

Iv.2.2 Drainage Management Areas

In accordance with the MS4 permit and the new Model WQMP, the Design Capture Volumes (DCVs)
presented in the following table represent the minimum volume of storm water runoff required to be
treated by LID and/or treatment control BMPs for the proposed project. The total DCV noted in the
table represents the treatment requirement for all of the development areas. Preliminary footprints
and depths required by each BMP are summarized in the following sections. Detailed calculations are
provided in Appendix A.
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DRAINAGE MANAGEMENT AREAS

Drainage . Design Average .
D % Runoff Intensity” | DCV Qrreq
Area or BMP Alr’:;n?cgc? imper?/ious Coeuf?i::)ient Storm 2-year Tc n(ienr}ir;l () (chs)'
Name Depth") (in) | (min)
Al 0.94 90% 0.83 0.7 10 0.23 1,982.5 0.18
Al.1 0.12 85% 0.79 0.7 10 0.23 240.9 0.02
A2 2.4 95% 0.86 0.7 10 0.23 5,244.6 0.47
A3 2.4 90% 0.83 0.7 10 0.23 5,061.7 0.46
TOTAL 5.86 90% 0.83 0.7 10 0.23 12,358.9 | 1.12
Notes:

1. Per Figure XVI-1 of the Model WQMP Technical Guidance Document (2011, May 19). See also Appendix A.
2. Per Figure lll.4 of the Model WQMP Technical Guidance Document (2011, May 19). See also Appendix A.

IV.3 LID BMP SELECTION AND PROJECT CONFORMANCE ANALYSIS

Low Impact Development (LID) BMPs are required in addition to site design measures and source
controls to reduce pollutants in storm water discharges. LID BMPs are engineered facilities that are
designed to retain or biotreat runoff on the project site. The 4™ Term MS4 Storm Water Permit (Order
R9-2009-0009) requires the evaluation and use of LID features using the following hierarchy of
treatment: infiltration, evapotranspiration, harvest/reuse, and biotreatment. The following sections
summarize the LID BMPs proposed for the project in accordance with the permit hierarchy and
performance criteria outlined in Section IV.1.

IvV.3.1

Hydrologic source controls (HSCs) can be considered to be a hybrid between site design practices and
LID BMPs. HSCs are distinguished from site design BMPs in that they do not reduce the tributary area
or reduce the imperviousness of a drainage area; rather they reduce the runoff volume that would
result from a drainage area with a given imperviousness compared to what would result it HSCs were
not used.

Hydrologic Source Controls (HSCs)

HYDROLOGIC SOURCE CONTROLS
ID Name Included?
HSC-1 | Localized on-lot infiltration []
HSC-2 | Impervious area dispersion (e.g. roof top disconnection) ]
HSC-3 | Street trees (canopy interception) ]
HSC-4 | Residential rain barrels (not actively managed) ]
HSC-5 | Green roofs/Brown roofs []
HSC-6 | Blue roofs [l
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HYDROLOGIC SOURCE CONTROLS

Name

Included?

HSC-7

Impervious area reduction (e.g. permeable pavers, site design)

L]

HSC’s will be accounted for during final design and the cumulative volume of the HSC’s will be
subtracted from the required treatment volume in the Final WQMP.

IvV.3.2

Infiltration BMPs

Infiltration BMPs are LID BMPs that capture, store and infiltrate storm water runoff. These BMPs are
engineered to store a specified volume of water and have no design surface discharge (underdrain or

outlet structure) until this volume is exceeded.

Examples of infiltration BMPs include infiltration

trenches, bioretention without underdrains, drywells, permeable pavement, and underground
infiltration galleries.

Permeable Concrete Pavers

INFILTRATION

ID Name Included?
Bioretention Without Underdrains []
Rain Gardens [l
:H:ﬁi Porous Landscaping L]
Infiltration Planters []
Retention Swales []
INF-2 | Infiltration Trenches []
INF-1 | Infiltration Basins [l
INF-5 | Drywells L]
INF-7 | Subsurface Infiltration Galleries []
- French Drains []
Permeable Asphalt []
INF-6 Permeable Concrete []
[]
[]

Other:

BAYSIDE VILLAGE MARINA, LLC 16

BEST MANAGEMENT PRACTICES



PRELIMINARY WATER QUALITY MANAGEMENT PLAN (P-WQMP)
BACK BAY LANDING AUGUST 9, 2012

Due to the presence of shallow groundwater, on-site infiltration of storm water runoff is considered
infeasible. In addition, the subject site is located in an area that has been identified as being
potentially susceptible to liquefaction. Further, the native soils included a 1-3 foot thick layer of soft
consistency clay at depths ranging from 8 to 10 feet below grade that restricts infiltration. Therefore,
infiltration BMPs will not be utilized on-site.

Iv.3.3 Evapotranspiration, Rainwater Harvesting BMPs

Evapotranspiration BMPs are a class of retention BMPs that discharges stored volume predominately
to ET, though some infiltration may occur. ET includes both evaporation and transpiration, and ET
BMPs may incorporate one or more of these processes. BMPs must be designed to achieve the
maximum feasible ET, where required to demonstrate that the maximum amount of water has been
retained on-site. Since ET is not the sole process in these BMPs, specific design and sizing criteria
have not been developed for ET-based BMPs.

EVAPOTRANSPIRATION

ID Name Included?

-- HSCs, see Section IV.3.1

- Surface-based infiltration BMPs

-- Biotreatment BMPs, see Section VI.3.4

L X010

Other:

Bioretention BMPs are proposed which utilize evapotranspiration as physical process for runoff volume
reduction. Bioretention BMPs are described further in Section IV.3.4.

Harvest and use (aka. Rainwater Harvesting) BMPs are LID BMPs that capture and store storm water
runoff for later use. These BMPs are engineered to store a specified volume of water and have no
design surface discharge until this volume is exceeded. Harvest and use BMPs include both above-
ground and below-ground cisterns. Examples of uses for harvested water include irrigation, toilet and
urinal flushing, vehicle washing, evaporative cooling, industrial processes and other non-potable uses.

HARVEST & REUSE / RAINWATER HARVESTING
ID Name Included?
HU-1 | Above-ground cisterns and basins []
HU-2 | Underground detention []
-- Other: []
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In order to quantify harvested water demand for the common areas of the project, the Modified
Estimated Applied Water Use (EAWU) method was used, consistent with Appendix X of the Model
WQMP’s Technical Guidance Document (TGD), dated May 19, 2011.

The Modified EAWU method is modified from the OC Irrigation Code (County Ordinance No. 09-
010) to account for the wet season demand and storm events (assuming that no irrigation would be
applied for approximately 30% of the days in the wet season).

The equation used to calculate the Modified EAWU is:

(ETower X Kr X LA % 0.015)
IE

Modified EAWU =

Where:

Modified EAWU = estimated daily average water use during wet season

ETowe: = average reference ET from November through April (inches per month) per Table X.2 of
the TGD

K = landscape coefficient (Table X.4 of the TGD)

LA = landscape area irrigated with harvested water (square feet)

[E = irrigation efficiency (assumed at 90%)

Note: In the equation, the coefficient (0.015) accounts for unit conversions and shut down of irrigation
during and for three days following a significant precipitation event.

For a system to be considered “feasible”, the system must be designed with a storage volume equal to
the DCV from the tributary area and achieve more than 40% capture. The system must also be able
to drawdown in 30 days to meet the 40% capture value. In addition, Table X.6 of the Technical
Guidance Document sets forth the demand thresholds for minimum partial capture.

TABLE X.6: HARVESTED WATER DEMAND THRESHOLDS FOR
MINIMUM PARTIAL CAPTURE
. Wet Season Demand Required for
Design Capture Storm Mini Partial Capt d
Depth, inches inimum Partial Capture, gpd per
impervious acre
0.60 490
0.65 530
0.70 570
0.75 610
0.80 650
0.85 690
0.90 730
0.95 770
1.00 810
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The following table summarizes the estimated applied water use for the common area landscaping of
the project. Although specific details on landscaped areas are not available at this time, irrigation
demands can be estimated based on typical landscaping for similar mixed use types of development
(~85% to 90% imperviousness). Based on the City landscaping requirements, native and/or drought
tolerant landscaping will comprise the majority of the plant palette, and therefore “conservation”
landscaping was utilized for the preliminary demand calculations. Detailed calculations are provided
in Appendix A.

ESTIMATED APPLIED WATER USE (EAWU) FOR COMMON AREA LANDSCAPING

Modified Minimum
Landscape Total % Imperwous Irrigated EToy,, " 2 Modified .EAWU.per Capture
Area . Tributary | LS Area | . K, EAWU |impervious @)
Type Impervious (in/mo) Threshold
(ac) (ac) (ac) (gpd) acre (gpd/ac)
(gpd/ac)
Conservation| 5.86 90% 5.27 0.59 2.75 |0.35] 409.48 77.64 570
Design Capture Volume (gal)| 92,445 Drawdown (days) 225.8

Notes:

1 Per Table X.2 for Laguna Beach Region (similar climate type), Model WQMP Technical Guidance Document, dated May 19, 2011.
2 Per Table X.4 of the Model WQMP Technical Guidance Document, dated May 19, 2011.

3 Per Table X.6 of Model WQMP Technical Guidance Document, dated May 19, 2011.

Based on the results of the minimum threshold analysis, harvest and use for landscaping is not
considered feasible, as the irrigation demand is insufficient to meet the minimum harvest demand
threshold. The captured DCV would not be able to drawdown in 30 days required for feasibility.
Similarly, the resultant irrigated area to tributary impervious area is below the minimum threshold for
capture feasibility.

Iv.3.4

Biotreatment BMPs are a broad class of LID BMPs that reduce storm water volume to the maximum
extent practicable, treat storm water using a suite of treatment mechanisms characteristic of
biologically active systems, and discharge water to the downstream storm drain system or directly to
receiving waters. Treatment mechanisms include media filtration (though biologically-active media),
vegetative filtration (straining, sedimentation, interception, and stabilization of particles resulting from
shallow flow through vegetation), general sorption processes (i.e., absorption, adsorption, ion-
exchange, precipitation, surface complexation), biologically-mediated transformations, and other
processes to address both suspended and dissolved constituents. Examples of biotreatment BMPs
include bioretention with underdrains, vegetated swales, constructed wetlands, and proprietary
biotreatment systems.

Biotreatment BMPs
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BIOTREATMENT

ID Name Included?

Bioretention with underdrains

BIO-1 | Storm Water planter boxes with underdrains

Rain gardens with underdrains

BIO-5 Constructed wetlands

BIO-2 | Vegetated swales

BIO-3 | Vegetated filter strips

BIO-7 | Proprietary vegetated biotreatment systems

BIO-4 | Wet extended detention basin

BIO-6 | Dry extended detention basins
-- Other:

OO 0OX OO0 0 XK

Since both infiltration and harvest and reuse are considered infeasible, biotreatment BMPs will be
utilized on-site for water quality treatment. A combination of proprietary bioretention units (Filterra® or
equivalent) and biofiltration cells with underdrains integrated within the landscaping areas (where
feasible) and will filter/treat runoff from the proposed buildings and hardscape prior to discharging
into the storm drain system. These systems were selected based on their ability to treat the project’s
pollutants of concerns to a medium or high effectiveness, in accordance with Table 4.2 of the Model
WQMP Technical Guidance Document.

Filterra® units by Kristar are structural media filtration device that also utilize bioretention processes for
stform water treatment (functional equivalents are also acceptable). Filterra units feature a specially
designed media filter mixture within a below-grade concrete box. One tree or large shrub is planted
within the media to provide additional pollutant removal, and function similar to bioretention cells.
The filter media is designed to capture and filter pollutants during the first-flush storm event, while
biological processes degrade, metabolize, detoxify, and volatilize the pollutants during and between
storms.

Bioretention cells with underdrains are plant-based biotreatment systems that typically consist of a
ponding area, mulch layer, planting soils and plants. As storm water passes down through the
planting soil, pollutants are filtered, adsorbed, biodegraded and sequestered by the soil and plants.
Underdrains collect the treated water and return it back into the storm drain system.

In accordance with the Model WQMP, the biotreatment BMPs will be sized to capture and treat the
volume of runoff produced from a 24-hour, 85th percentile storm event (termed Design Capture
Volume [DCV]). The DCV is determined by the following equation:
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Where:

f

S 1
=C xd XA X — X — ]
DCV =C xd XA x43,560 o 12ft/m

DCV = runoff volume during the design storm event (cubic feet)
C = runoff coefficient, where € = (0.75 x imp + 0.15)

imp = impervious fraction of drainage area
d = design capture storm depth per Figure XVI-1 of the Model WQMP

A = tributary area (acres)

To calculate a flow rate (Q) associated with a water quality design storm intensity:

Where:

Q= design flow rate (cfs)

Q =C X idesigHXA

C = runoff coefficient, where € = (0.75 x imp + 0.15)
imp = impervious fraction of drainage area
Idesign = design infensity based on time of concentration (Tc) per Model WQMP Figure 111.4

A = tributary area (acres)

Calculations for the bioretention units are summarized in the following tables. Detailed calculations
are provided in Appendix A.
landscaping are not feasible for a particular drainage area, Filterra Units (or equivalent) will be
implemented within the storm drain system for those areas. The use of Filterra Units in lieu of harvest
and use and/or bioretention landscaping is an acceptable alternative BMP based on prior entitlements
received by the proposed project. Further details on design of the LID BMPs will be provided in the
Final WQMP. Maintenance requirements and frequencies for the LID BMPs are discussed in Section V
(BMP Inspection & Maintenance) of this report.

In the event biofiliration enhancements within the programmed

BIOTREATMENT BMP DESIGN SUMMARY

Filterra Bioretention Cells
) ] Proprietary Biotreatment | Alternative BMP?
Drainage Drainage Total
Area % Area Q" | Minimum Unit T Minimum Surface
. . . reatment 5
Name | impervious | (acres) |DCVD (f%)| (cfs) Size Needed Provided | Ared Needed (ft*)
Al 90% 094 | 1,9825 | 018 | 25 09y 495.6
Al.1 85% 0.12 240.9 0.02 1 unit 4'x4’ 0.037 cfs 60.2
A2 95% 240 | 52446 | 047 | PV EIT T g5 1,311.2
A3 90% 240 | 50617 | 04 | 2V EIT T g5 1,265.4
Notes:

1. Detailed calculations are provided n Appendix A.
2. Per 80% Capture Efficiency Method. See calculations in Appendix A.
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IV.3.5 Hydromodification Control BMPs

As identified in Section I1.3, the project site is not located in an area susceptible to hydromodification
impacts. No additional hydromodification control BMPs are required.

IV.3.6  Regional/Sub-Regional LID BMPs

Not applicable. LID BMPs will be utilized for water quality treatment on-site in accordance with the
MS4 Permit hierarchy identified at the beginning of this Section.

Iv.3.7 Treatment Control BMPs

Treatment control BMPs can only be considered if the project conformance analysis indicates that it is
not feasible to retain the full design capture volume with LID BMPs.

TREATMENT CONTROL BMPs
ID Name Included?

TRT-1 Sand Filters

TRT-2 | Cartridge Media Filter

PRE-1 Hydrodynamic Separation Device

PRE-2 Catch Basin Insert

OOt

Other:

Not applicable at this time. It is anticipated that LID BMPs will be utilized for water quality treatment
on-site in accordance with the MS4 Permit hierarchy identified at the beginning of this Section.

IvV.3.8 Non-Structural Source Control BMPs

The table below indicates all BMPs to be incorporated in the project. For those designated as not
applicable (N/A), a brief explanation why is provided.

NON-STRUCTURAL SOURCE CONTROL BMPs
o ntacod | o b p | b
NI | Tovemtsmd Occopemis | B O
N2 | Activity Restrictions X []
N3 | o X O
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NON-STRUCTURAL SOURCE CONTROL BMPs

Not If Not Applicable, Provide

2
D Name Includeds Applicable? Brief Reason

D

[

N4 BMP Maintenance

Title 22 CCR Compliance

(How development will comply)

N5 Not applicable

Local Industrial Permit
Compliance

N6 Not applicable

N7 Spill Contingency Plan Not applicable

Underground Storage Tank No underground storage

N8 Compliance tanks are proposed.
Hazardous Materials .

N9 Disclosure Compliance Not applicable

N10 Uniform Fire Code Not applicable

Implementation

N1T Common Area Litter Control

N12 | Employee Training

Housekeeping of Loading

N13 Docks

Common Area Catch Basin
N14 .

Inspection
N15 Street Sweeping Private Streets

and Parking Lots

O X XIXIXKX O O Od o4
XOoOdodX XXX XX

No retail gasoline outlets are

N16 | Retail Gasoline Outlets
proposed.

N1, Education for Property Owners, Tenants and Occupants

Educational materials and training will be provided to property owners, residents and tenants,
including education materials and restrictions to reduce pollutants from reaching the storm drain
system. Materials are listed in Section VIl and available in Appendix C.

N2, Activity Restrictions

The owner shall develop activity restrictions (via CC&Rs or equivalent) that include language to restrict
activities that have the potential to create adverse impacts on water quality. Activities include but are
not limited to: the handling and disposal of contaminants, trash management and litter control,
irrigation and landscaping practices, fertilizer applications and household waste management
practices, prohibition of vehicle washing on-site, prohibiting washing or hosing of walkways and
driveways, efc.

N3, Common Area Landscape Management

Management programs will be designed and implemented by the Owner/POA, which will maintain all
the common areas within the project site (via landscape contractor). These programs will cover how
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to reduce the potential pollutant sources of fertilizer and pesticide uses, utilization of water-efficient
landscaping practices and proper disposal of landscape wastes in accordance with city requirements.

N4, BMP Maintenance

The Owner/POA will be responsible for the implementation and maintenance of each applicable non-
structural BMP, as well as scheduling inspections and maintenance of all applicable structural BMP
facilities through its landscape contractor and any other necessary maintenance contractors. Further
details on maintenance for source control and treatment control BMPs are included in Section V.

N11, Common Area Litter Control

The Owner/POA will be responsible for performing trash pickup and sweeping of littered common
areas on a weekly basis or whenever necessary. Responsibilities will also include noting improper
disposal materials by homeowners and reporting such violations for investigation.

N12, Employee Training

All employees of the POA and any contractors will require training to ensure that employees are
aware of maintenance activities that may result in pollutants reaching the storm drain.

N14, Common Area Catch Basin Inspection

All private catch basins will be maintained and cleaned by the POA. All public catch basins will be
maintained by the City of Newport Beach. These activities will be done prior to the rainy season, no
later than October 1* of each year.

N15, Street Sweeping Private Streets and Parking Lots

The POA shall be responsible for the street sweeping of all drive aisles and parking areas within the
project quarterly, and prior to the rainy season, no later than October 1 of each year.

Iv.3.9 Structural Source Control BMPs

The table below indicates all BMPs to be incorporated in the project. For those designated as not
applicable (N/A), a brief explanation why is provided.

STRUCTURAL SOURCE CONTROL BMPs
Not If Not Applicable, Provide
2 !
D Name Includeds Applicable? Brief Reason
S1 Provide storm drain system
SD-13 | stenciling and signage > L]
Design and construct outdoor :
S2 ) No outdoor material storage
material storage areas to [] X
SD-34 e . areas are proposed.
reduce pollution introduction
53 Design and construct trash and
$D-32 waste storage areas to reduce |X| |:|
pollution introduction
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STRUCTURAL SOURCE CONTROL BMPs
Not If Not Applicable, Provide
2 !
ID Name Includeds Applicable? Brief Reason
Use efficient irrigation systems
S4 & landscape design, water < ]
SD-12 | conservation, smart controllers,
and source control
No significant slopes or
S5 Profect SI.OpeS and ch.cm.nels. L] X channels within the proposed
and provide energy dissipation oroject
S6 .
D31 Properly Design: Dock areas X ]
S7 Properly Design: Maintenance
SD-31 | bays > L]
S8 Properly Design: Vehicle wash (] < No vehicle wash areas are
SD-33 | areas proposed.
S9 Properly Design: Outdoor (] < No outdoor processing areas
SD-36 | processing areas are proposed.
Properly Design: Equipment No equipment wash areas
>10 wash areas L] = are proposed.
S11 I . No fueling areas are
D30 Properly Design: Fueling areas ] X oroposed.
S12 | Properly Design: Hillside (] X Project site is not located in a
SD-10 | landscaping hillside area.
Properly Design: Wash water
S13 | control for food preparation X ]
areas
Properly Design: Community No community car wash
>4 car wash racks L] = racks are proposed.

S1/5D-13, Provide storm drain system stenciling and signage

The developer will be responsible for the stenciling of all catch basins to include a legible message

such as “No Dumping - Drains to Ocean” or an equally effective phrase.
responsible for maintaining and replacement of signage when necessary.

The Owner will be

S3/5D-32, Design and construct trash and waste storage areas to reduce pollution introduction

All trash and waste shall be stored in containers that have lids or tarps to minimize direct precipitation
into the containers. The site operator shall ensure trash is stored properly and does not come into
contfact with runoff.
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S4/SD-12, Use efficient irrigation systems & landscape design, water conservation, smart controllers,
and source control

The owner/operator will be responsible for the installation and maintenance of all common landscape
areas utilizing similar planting materials with similar water requirements to reduce excess irrigation
runoff. The owner/operator will be responsible for implementing all efficient irrigation systems for
common area landscaping including but not limited to provisions for water sensors and
programmable irrigation cycles. The irrigation systems shall be in conformance with water use
efficiency guidelines.

S13, Properly Design: Wash water control for food preparation areas

All wash water from food prep areas will be controlled and proper staff training conducted by the site
operator. Food preparation facilities shall meet all health and safety, building and safety and any
other applicable regulations, codes requirements.

IV.4 ALTERNATIVE COMPLIANCE PLAN
IV.4.1 Water Quality Credits

Local jurisdictions may develop a water quality credit program that applies to certain types of
development projects after they first evaluate the feasibility of meeting LID requirements on-site. If it is
not feasible to meet the requirements for on-site LID, project proponents for specific project types can
apply credits that would reduce project obligations for selecting and sizing other treatment BMPs or
participating in other alternative programs.

WATER QUALITY CREDITS
Credit Applicable?
Redevelopment projects that reduce the overall impervious footprint of the project site. X

Brownfield redevelopment, meaning redevelopment, expansion, or reuse of real
property which may be complicated by the presence or potential presence of hazardous ]
substances, pollutants or contaminants, and which have the potential to contribute to
adverse ground or surface water quality if not redeveloped.

Higher density development projects which include two distinct categories (credits can
only be taken for one category): those with more than seven units per acre of
development (lower credit allowance); vertical density developments, for example, X
those with a Floor to Area Ratio (FAR) of 2 or those having more than 18 units per acre
(greater credit allowance)

Mixed use development, such as a combination of residential, commercial, industrial,
office, institutional, or other land uses which incorporate design principles that can
demonstrate environmental benefits that would not be realized through single use =
projects (e.g. reduced vehicle trip traffic with the potential to reduce sources of water or
air pollution).
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WATER QUALITY CREDITS

Credit

Applicable?

Transit-oriented developments, such as a mixed use residential or commercial area
designed to maximize access to public transportation; similar to above criterion, but
where the development center is within one half mile of a mass transit center (e.g. bus,
rail, light rail or commuter train station). Such projects would not be able to take credit
for both categories, but may have greater credit assigned

[

Redevelopment projects in an established historic district, historic preservation area, or
similar significant city area including core City Center areas (to be defined through
mapping).

Developments with dedication of undeveloped portions to parks, preservation areas
and other pervious uses.

Developments in a city center area.

Developments in historic districts or historic preservation areas.

Live-work developments, a variety of developments designed to support residential and
vocational needs together — similar to criteria to mixed use development; would not be
able to take credit for both categories.

In-fill projects, the conversion of empty lots and other underused spaces into more
beneficially used spaces, such as residential or commercial areas.

X| X (OO O

At this time, no water quality credits have been applied to the project. However, the proposed project
meets many of the water quality credit objectives and has been identified for potential credits in the
future. Should any credits be applied, they shall be documented in the Final WQMP and applied to

the overall DCV for the project.

IV.4.2  Alternative Compliance Plan Information

Not applicable. LID BMPs will be utilized for water quality treatment on-site in accordance with the

MS4 Permit hierarchy identified at the beginning of this Section.
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PRELIMINARY WATER QUALITY MANAGEMENT PLAN (P-WQMP)
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SECTIONV  INSPECTION/MAINTENANCE RESPONSIBILITY
FOR BMPs

It has been determined that Back Bay Landing LLC and successor POA shall assume all BMP
inspection and maintenance responsibilities for the Back Bay Landing project.

Contact Name: Michael Gelfand

Title: Owner

Company: Bayside Village Marina, LLC

Address: 300 E. Coast Highway, Newport Beach CA 92660
Phone: 858.756.6696

Fax: N/A

Email: michaelg@campland.com

Should the maintenance responsibility be transferred at any time during the operational life of Back
Bay Landing, such as when an HOA or POA is formed for a project, a formal notice of transfer shall
be submitted to the City of Newport Beach at the time responsibility of the property subject to this
WQMP is transferred. The transfer of responsibility shall be incorporated into this WQMP as an
amendment.

The POA shall verify BMP implementation and ongoing maintenance through inspection, self-
certification, survey, or other equally effective measure. The certification shall verify that, at a
minimum, the inspection and maintenance of all structural BMPs including inspection and
performance of any required maintenance in the late summer / early fall, prior to the start of the rainy
season. A form that may be used to record implementation, maintenance, and inspection of BMPs is
included in Appendix D.

The City of Newport Beach may conduct verifications to assure that implementation and appropriate
maintenance of structural and non-structural BMPs prescribed within this WQMP is taking place at the
project site. The POA shall retain operations, inspections and maintenance records of these BMPs
and they will be made available to the City or County upon request. All records must be maintained
for at least five (5) years after the recorded inspection date for the lifetime of the project.

The long-term maintenance funding for the project will originate from the lease agreements and
executed through the POA.
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BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX

BMP

Inspection/Maintenance Activities

Minimum
Frequency

Responsible
Party

BIOTREATMENT BMPs

BIO-1

Bioretention with Underdrains

Inspections should occur semi-annually or
after major storm events to check for the
following and remove accordingly:
standing water, sediment, and trash &
debris. Inspections should also look for
potential clogging and clean planters or, if
necessary, replace the entire filter bed.
Inspect for weeds, and prune and/or
replace plants in accordance with routine
landscape maintenance activities. Replace
mulch and prune shrubs as necessary.

2x per year

POA

BIO-7

Proprietary Biotreatment:
Filterra® or equivalent

Annual maintenance consists of a
minimum of two scheduled visits, one after
the rainy season to clean up after the wet
season, and one before the wet season to
inspect and clean the unit. Each
maintenance visit consists of the following:
Inspection; removal of trash, debris,
sediment; Filter media and plant health
evaluation and replacement if necessary;
replacement of mulch.

2x per year

POA

NON-STRUCTURAL SOURCE CONTROL BMPs

BAYSIDE VILLAGE MARINA, LLC
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PRELIMINARY WATER QUALITY MANAGEMENT PLAN (P-WQMP)
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BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX

Minimum

BMP Inspection/Maintenance Activities
Frequency

Responsible
Party

Educational materials will be provided to
tenants annually. Materials to be
Education for Property Owners, Tenants distributed are found in Appendix C of this
and Occupants WQMP. Tenants will be provided these
materials by the Property Management
prior to occupancy and annually thereafter.

N1 Annually

POA

The Owner will prescribe activity
restrictions to protect surface water quality,
through lease terms or other equally

N2 | Activity Restrictions effective measure, for the property. Ongoing
Restrictions include, but are not limited to,
prohibiting vehicle maintenance or vehicle
washing.

POA

Maintenance shall be consistent with City
requirements. Fertilizer and/or pesticide
usage shall be consistent with County
Management Guidelines for Use of
Fertilizers (OC DAMP Section 5.5) as well
as City requirements. Maintenance
includes mowing, weeding, and debris
removal on a weekly basis. Trimming,
replanting, and replacement of mulch shall
be performed on an as-needed basis to
prevent exposure of erodible surfaces.
Trimmings, clippings, and other landscape
wastes shall be properly disposed of in
accordance with local regulations.
Materials temporarily stockpiled during
maintenance activities shall be placed
away from water courses and storm drains
inlets.

N3 | Common Area Landscape Management Monthly

POA
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BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX

BMP Inspection/Maintenance Activities Minimum Responsible
Frequency Party
Maintenance of structural BMPs
implemented at the project site shall be
performed at the frequency prescribed in
N4 | BMP Maintenance this WQMP. Records of inspections and Ongoing POA
BMP maintenance shall be kept by the
Owner and shall be available for review
upon request.
N5 Title 22 CCR C'ompllcmce (How Not Applicable
development will comply)
N6 | Local Industrial Permit Compliance Not Applicable
N7 | Spill Contingency Plan Not Applicable
N8 | Underground Storage Tank Compliance Not Applicable
NO Hozord.ous Materials Disclosure Not Applicable
Compliance
N10 | Uniform Fire Code Implementation Not Applicable
Litter patrol, violations investigations,
reporting and other litter control activities
N11 | Common Area Litter Control shall be performed on a weekly basis and Weekly POA
in conjunction with routine maintenance
activities.
Educate all new employees/ managers on
storm water pollution prevention,
. particularly good housekeeping practices,
N12 | Employee Training prior o the start of the rainy season Annually POA
(October 1). Refresher courses shall be
conducted on an as needed basis.
N13 | Housekeening of Loading Docks Maintain area clean of trash and debris at all times. Additional details to be
ping 9 provided in Final WQMP once a site plan is developed.
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BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX

BMP Inspection/Maintenance Activities Minimum Responsible
Frequency Party
Catch basin inlets and other drainage
facilities shall be inspected after each
N14 | Common Area Catch Basin Inspection storm event and once per year. Inlets and Annually POA
other facilities shall be cleaned prior to the
rainy season, by October 1st each year.
Drive aisles & parking lots must be swept at
N15 Street Sweeping Private Streets and Parking |egs’r quarterly (every 3 m'on’rhs), including Quarterly POA
Lots prior fo the start of the rainy season
(October 1*).
N16 | Retail Gasoline Outlets Not Applicable
STRUCTURAL SOURCE CONTROL BMPs
Storm drain stencils shall be inspected for
legibility, at minimum, once prior to the
S1 Provide storm drain system stenciling and storm season, no later than October 1*
. . Annually POA
SD-13 | signage each year. Those determined to be
illegible will be re-stenciled as soon as
possible.
59 Design and construct outdoor material
sp.34 | Storage areas to reduce pollution Not Applicable
introduction
Design and construct trash and waste Sweep frash area af IeSST once per week
S3 ; o reduce pollution and before October 1* each year. Weekl POA
SD-32 | Sorage areas fo P Maintain area clean of trash and debris at Y

introduction

all times.
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BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX

BMP Inspection/Maintenance Activities Minimum Responsible
Frequency Party
In conjunction with routine maintenance
activities, verify that landscape design
continues to function properly by adjusting
54 Use efficient irrigation systems & landscape | properly to eliminate overspray to
D12 design, water conservation, smart hardscape areas, and to verify that Monthly POA
controllers, and source control irrigation timing and cycle lengths are
adjusted in accordance with water
demands, given time of year, weather, and
day or night time temperatures.
S5 Protect sl'opes gnd channels and provide Not Applicable
energy dissipation
Sé Properly Desian: Dock areas Maintain area clean of trash and debris at all times. Additional details to be
SD-31 perly gn: provided in Final WQMP once a site plan is developed.
55_73] Properly Design: Maintenance bays Not Applicable
SS-%S Properly Design: Vehicle wash areas Not Applicable
S9 Properly Design: Outdoor processing .
$D-36 | areas Not Applicable
S10 | Properly Design: Equipment wash areas Not Applicable
S11 . . .
$D.30 Properly Design: Fueling areas Not Applicable
S12 . L . .
SD.10 Properly Design: Hillside landscaping Not Applicable
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BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX

BMP

Inspection/Maintenance Activities

Minimum
Frequency

Responsible
Party

S13

Properly Design: Wash water control for
food preparation areas

Food preparation areas will be inspected
on a regular basis to ensure proper waste
disposal and water usage procedures. Any
grease interceptors shall be inspected and
maintained in accordance with
manufacturer’s recommendations (typically
quarterly).

Quarterly

S14

Properly Design: Community car wash
racks

Not Applicable

Any waste generated from maintenance activities will be disposed of properly. Wash water and other waste from maintenance activities is
not to be discharged or disposed of into the storm drain system. Clippings from landscape maintenance (i.e. prunings) will be collected
and disposed of properly off-site, and will not be washed into the streets, local area drains/conveyances, or catch basin inlets.
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SECTION VI

SITE PLAN AND DRAINAGE PLAN

The exhibits provided in this section are to illustrate the post construction BMPs prescribed within this
Drainage flow information of the proposed project, such as general surface flow lines,
concrete or other surface drainage conveyances, and storm drain facilities are also depicted. All

WQMP.

structural source control and treatment control BMPs are shown as well.

EXHIBITS

Location Map

Conceptual Site Plan

Preliminary WQMP Exhibit

BMP DETAILS

Bioretention With Underdrains (BIO-1)
Proprietary Bioretention (BIO-7)
Bioretention (TC-32)

Filterra® Bioretention Units
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EXHIBIT 1
LOCATION MAP

Back Bay Landing is located immediately
north east of Pacific Coast Highway in New-
port Beach, California. The site is bounded
by Coast Highway and Newport Harbor on
the south and west, Bayside Drive to the
south, the Newport Back Bay channel to the
west and Bayside Village Mobile Home Park
to the southeast.

Upper
Newport Bay
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EXHIBIT 8
CONCEPTUAL SITE &

LANDSCAPE PLAN

DESIGN GUIDELINES

Back Bay Landing is an integrated,
mixed-use waterfront village with visitor
serving retail and marine service com-
mercial facilities, as well as a limited
amount of attached residential uses.

It is designed to evoke a seaside village
and has a strong focus on the pedestrian

experience.

Note: Site and landscape plan provided
for conceptual purposes only and is
subject to change.
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XIV.5. Biotreatment BMP Fact Sheets (BIO)

Conceptual criteria for biotreatment BMP selection, design, and maintenance are contained in
Appendix XII. These criteria are generally applicable to the design of biotreatment BMPs in
Orange County and BMP-specific guidance is provided in the following fact sheets.

Note: Biotreatment BMPs shall be designed to provide the maximum feasible infiltration and ET based on
criteria contained in Appendix X1.2.

BIO-1: Bioretention with Underdrains

» Rain gardens with

Bioretention stormwater treatment facilities are landscaped s
shallow depressions that capture and filter stormwater > Vegetated media filter
runoff. These facilities function as a soil and plant-based > Downspout planter boxes

filtration device that removes pollutants through a variety of
physical, biological, and chemical treatment processes. The
facilities normally consist of a ponding area, mulch layer,
planting soils, and plants. As stormwater passes down
through the planting soil, pollutants are filtered, adsorbed,
biodegraded, and sequestered by the soil and plants.
Bioretention with an underdrain are utilized for areas with
low permeability native soils or steep slopes where the

underdrain system that routes the treated runoff to the storm
Bioretention

drain system rather than depending entirely on infiltration.
Source: Geosyntec Consultants

Bioretention must be designed without an underdrain in areas of

high soil permeability.

Feasibility Screening Considerations

o If there are no hazards associated with infiltration (such as groundwater concerns, contaminant
plumes or geotechnical concerns), bioinfiltration facilities, which achieve partial infiltration,
should be used to maximize infiltration.

e Bioretention with underdrain facilities should be lined if contaminant plumes or geotechnical
concerns exist. If high groundwater is the reason for infiltration infeasibility, bioretention facilities
with underdrains do not need to be lined.

Opportunity Criteria

e Land use may include commercial, residential, mixed use, institutional, and subdivisions.
Bioretention may also be applied in parking lot islands, cul-de-sacs, traffic circles, road shoulders,
road medians, and next to buildings in planter boxes.

e Drainage area is < 5 acres.

e Areais available for infiltration.
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e Site must have adequate relief between land surface and the stormwater conveyance system to
permit vertical percolation through the soil media and collection and conveyance in underdrain to
stormwater conveyance system.

OC-Specific Design Criteria and Considerations

] Ponding depth should not exceed 18 inches; fencing may be required if ponding depth is
greater than 6 inches to mitigate drowning.

|:] The minimum soil depth is 2 feet (3 feet is preferred).

I:I The maximum drawdown time of the bioretention ponding area is 48 hours. The maximum
drawdown time of the planting media and gravel drainage layer is 96 hours, if applicable.

Infiltration pathways may need to be restricted due to the close proximity of roads, foundations,
or other infrastructure. A geomembrane liner, or other equivalent water proofing, may be placed
along the vertical walls to reduce lateral flows. This liner should have a minimum thickness of
30 mils.

If infiltration in bioretention location is hazardous due to groundwater or geotechnical concerns,
a geomembrane liner must be installed at the base of the bioretention facility. This liner should
have a minimum thickness of 30 mils.

[

The planting media placed in the cell shall be designed per the recommendations contained in
MISC-1: Planting/Storage Media

Plant materials should be tolerant of summer drought, ponding fluctuations, and saturated soil
conditions for 48 hours; native place species and/or hardy cultivars that are not invasive and do
not require chemical inputs should be used to the maximum extent feasible

The bioretention area should be covered with 2-4 inches (average 3 inches) or mulch at the
start and an additional placement of 1-2 inches of mulch should be added annually.

Underdrain should be sized with a 6 inch minimum diameter and have a 0.5% minimum slope.
Underdrain should be slotted polyvinyl chloride (PVC) pipe; underdrain pipe should be more
than 5 feet from tree locations (if space allows).

A gravel blanket or bedding is required for the underdrain pipe(s). At least 0.5 feet of washed
aggregate must be placed below, to the top, and to the sides of the underdrain pipe(s).

An overflow device is required at the top of the bioretention area ponding depth.

Dispersed flow or energy dissipation (i.e. splash rocks) for piped inlets should be provided at
basin inlet to prevent erosion.

Ponding area side slopes shall be no steeper than 3:1 (H:V) unless designed as a planter box
BMP with appropriate consideration for trip and fall hazards.

O dod o o oo

Simple Sizing Method for Bioretention with Underdrain

If the Simple Design Capture Volume Sizing Method described in Appendix IIL.3.1 is used to size a
bioretention with underdrain facility, the user selects the basin depth and then determines the appropriate
surface area to capture the DCV. The sizing steps are as follows:

Step 1: Determine DCV

Calculate the DCV using the Simple Design Capture Volume Sizing Method described in Appendix
I11.3.1.
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Step 2: Verify that the Ponding Depth will Draw Down within 48 Hours

The ponding area drawdown time can be calculated using the following equation:
DDp = (dp / KMEDIA) x 12 in/ft

Where:
DD = time to drain ponded water, hours

dr = depth of ponding above bioretention area, ft (not to exceed 1.5 ft)

Kmepia = media design infiltration rate, in/hr (equivalent to the media hydraulic conductivity with a
factor of safety of 2; Kyepia Of 2.5 in/hr should be used unless other information is available)

If the drawdown time exceeds 48 hours, adjust ponding depth and/or media infiltration rate until 48
hour drawdown time is achieved.
Step 3: Determine the Depth of Water Filtered During Design Capture Storm

The depth of water filtered during the design capture storm can be estimated as the amount routed
through the media during the storm, or the ponding depth, whichever is smaller.

dererep = Minimum [ ((Kvepia X Trouting)/12), dp]

Where:
driLterep = depth of water that may be considered to be filtered during the design storm event, ft

Kmepia = media design infiltration rate, in/hr (equivalent to the media hydraulic conductivity with a
factor of safety of 2; Kyepia Of 2.5 in/hr should be used unless other information is available)

TrouTing = Storm duration that may be assumed for routing calculations; this should be assumed to be
no greater than 3 hours. If the designer desires to account for further routing effects, the Capture
Efficiency Method for Volume-Based, Constant Drawdown BMPs (See Appendix II1.3.2) should be
used.

dr = depth of ponding above bioretention area, ft (not to exceed 1.5 ft)

Step 4: Determine the Facility Surface Area
A =DCV/ (dp + driTERED)
Where:
A = required area of bioretention facility, sg-ft
DCV = design capture volume, cu-ft
driLterep = depth of water that may be considered to be filtered during the design storm event, ft

dr = depth of ponding above bioretention area, ft (not to exceed 1.5 ft)

Capture Efficiency Method for Bioretention with Underdrains

If the bioretention geometry has already been defined and the user wishes to account more explicitly for
routing, the user can determine the required footprint area using the Capture Efficiency Method for
Volume-Based, Constant Drawdown BMPs (See Appendix I11.3.2) to determine the fraction of the DCV
that must be provided to manage 80 percent of average annual runoff volume. This method accounts for
drawdown time different than 48 hours.

Step 1: Determine the drawdown time associated with the selected basin geometry

DD = (d, / Kpesien) * 12 in/ft

Where:
DD = time to completely drain infiltration basin ponding depth, hours
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dr = bioretention ponding depth, ft (should be less than or equal to 1.5 ft)
Kpesign = design media infiltration rate, in/hr (assume 2.5 inches per hour unless otherwise proposed)
If drawdown is less than 3 hours, the drawdown time should be rounded to 3 hours or the Capture
Efficiency Method for Flow-based BMPs (See Appendix I11.3.3) shall be used.

Step 2: Determine the Required Adjusted DCV for this Drawdown Time

Use the Capture Efficiency Method for Volume-Based, Constant Drawdown BMPs (See Appendix I11.3.2)
to calculate the fraction of the DCV the basin must hold to achieve 80 percent capture of average annual
stormwater runoff volume based on the basin drawdown time calculated above.

Step 3: Determine the Basin Infiltrating Area Needed

The required infiltrating area (i.e. the surface area of the top of the media layer) can be calculated using
the following equation:

A = Design Volume / d,

Where:
A = required infiltrating area, sqg-ft (measured at the media surface)

Design Volume = fraction of DCV, adjusted for drawdown, cu-ft (see Step 2)
d, = ponding depth of water stored in bioretention area, ft (from Step 1)

This does not include the side slopes, access roads, etc. which would increase bioretention footprint. If
the area required is greater than the selected basin area, adjust surface area or adjust ponding depth and
recalculate required area until the required area is achieved.

Configuration for Use in a Treatment Train

e Bioretention areas may be preceeded in a treatment train by HSCs in the drainage area, which
would reduce the required design volume of the bioretention cell. For example, bioretention could
be used to manage overflow from a cistern.

e Bioretention areas can be used to provide pretreatment for underground infiltration systems.

Additional References for Design Guidance

e CASQA BMP Handbook for New and Redevelopment:
http://www.cabmphandbooks.com/Documents/Development/TC-32.pdf

e SMC LID Manual (pp 68):
http://www.lowimpactdevelopment.org/guest75/pub/All Projects/SoCal LID Manual/SoCalL
ID_Manual FINAL 040910.pdf

e Los Angeles County Stormwater BMP Design and Maintenance Manual, Chapter 5:
http://dpw.lacounty.gov/DES/design_manuals/StormwaterBMPDesignandMaintenance.pdf

e San Diego County LID Handbook Appendix 4 (Factsheet 7):
http://www.sdcounty.ca.gov/dplu/docs/LID-Appendices.pdf

Los Angeles Unified School District (LAUSD) Stormwater Technical Manual, Chapter 4:
http://www.laschools.org/employee/design/fs-studies-and-
reports/download/white_paper_report_material/Storm_Water_Technical Manual 2009-opt-
red.pdf?version_id=76975850

e County of Los Angeles Low Impact Development Standards Manual, Chapter 5:
http://dpw.lacounty.gov/wmd/LA_County LID Manual.pdf
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BIO-7: Proprietary Biotreatment

Proprietary biotreatment devices are devices that are
manufactured to mimic natural systems such as bioretention
areas by incorporating plants, soil, and microbes engineered
to provide treatment at higher flow rates or volumes and
with smaller footprints than their natural counterparts.
Incoming flows are typically filtered through a planting
media (mulch, compost, soil, plants, microbes, etc.) and either
infiltrated or collected by an underdrain and delivered to the
storm water conveyance system. Tree box filters are an
increasingly common type of proprietary biotreatment device
that are installed at curb level and filled with a bioretention
type soil. For low to moderate flows they operate similarly to
bioretention systems and are bypassed during high flows.
Tree box filters are highly adaptable solutions that can be
used in all types of development and in all types of soils but
are especially applicable to dense urban parking lots, street,
and roadways.

Feasibility Screening Considerations

Also known as:

» Catch basin planter box
» Bioretention vault
> Tree box filter

Proprietary biotreatment
Source:
http://www.americastusa.com
lindex.phpffilterra/

e Proprietary biotreatment devices that are unlined may cause incidental infiltration. Therefore, an
evaluation of site conditions should be conducted to evaluate whether the BMP should include an

impermeable liner to avoid infiltration into the subsurface.

Opportunity Criteria

e Drainage areas of 0.25 to 1.0 acres.

e Land use may include commercial, residential, mixed use, institutional, and subdivisions.
Proprietary biotreatment facilities may also be applied in parking lot islands, traffic circles, road

shoulders, and road medians.

¢ Must not adversely affect the level of flood protection provided by the drainage system.

OC-Specific Design Criteria and Considerations

D Frequent maintenance and the use of screens and grates to keep trash out may decrease the
likelihood of clogging and prevent obstruction and bypass of incoming flows.

[ ] Consult proprietors for specific criteria concerning the design and performance.

Proprietary biotreatment may include specific media to address pollutants of concern. However,
[ ] for proprietary device to be considered a biotreatment device the media must be capable of

supporting rigorous growth of vegetation.

Proprietary systems must be acceptable to the reviewing agency. Reviewing agencies shall
D have the discretion to request performance information. Reviewing agencies shall have the
discretion to deny the use of a proprietary BMP on the grounds of performance, maintenance

considerations, or other relevant factors.
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[l

In right of way areas, plant selection should not impair traffic lines of site. Local jurisdictions
may also limit plant selection in keeping with landscaping themes.

Computing Sizing Criteria for Proprietary Biotreatment Device

Proprietary biotreatment devices can be volume based or flow-based BMPs.

Volume-based proprietary devices should be sized using the Simple Design Capture Volume
Sizing Method described in Appendix II1.3.1 or the Capture Efficiency Method for Volume-Based,
Constant Drawdown BMPs described in Appendix IIL.3.2.

The required design flowrate for flow-based proprietary devices should be computed using the
Capture Efficiency Method for Flow-based BMPs described in Appendix I11.3.3).

Additional References for Design Guidance

Los Angeles Unified School District (LAUSD) Stormwater Technical Manual, Chapter 4:
http://www.laschools.org/employee/design/fs-studies-and-
reports/download/white_paper_report _material/Storm_Water Technical Manual 2009-opt-
red.pdf?version_id=76975850

Los Angeles County Stormwater BMP Design and Maintenance Manual, Chapter 9:
http://dpw.lacounty.gov/DES/design _manuals/StormwaterBMPDesignandMaintenance.pdf

Santa Barbara BMP Guidance Manual, Chapter 6:
http://www.santabarbaraca.gov/NR/rdonlyres/91D1FA75-C185-491E-A882-
49EE17789DF8/0/Manual_071008_Final.pdf
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Corporate Headquarters

filterra Filterra Bioretention Systems

. Ashland, VA 23005
Bioretention Systems www.filterra.com « design@filterra.com (866) 349-3458

10 YEARS

Low Impact Development Solutions for Stormwater Runoff

Filterra Bioretention Systems is the leading provider of stormwater biofiltration systems for the treatment of stormwater runoff generated
from parking lots, roadways, commercial and residential developments. The Filterra System can be built in a variety of sizes, models and
configurations. Filterra’s compact size makes it ideal for both urban retrofits and space-constrained new developments. Filterra is easy to
install, simple to maintain, and is approved by over 500 local, regional and state agencies.

Standard Filterra® System Filterra® Curb Inlet with Internal Bypass System
The standard Filterra System is similar in concept to “raingardens” in its The Filterra Curb Inlet with Internal Bypass system incorporates biofiltration and
function and application but has been optimized for high volume/flow an internal high flow bypass chamber into one single structure. This system
treatment and high pollutant removal. eliminates the need and cost of installing a separate bypass structure and

enables placement on grade or at low points.

Filterra® Roofdrain System Filterra® combined with Underground Storage

The Filterra Roofdrain System treats “Piped-In" stormwater runoff from Filterra combined with underground storage provides complete
rooftops and area drains. Using biofiltration, the system captures and

. . . ) stormwater capture, treatment and storage in one packaged system.
immobilizes pollutants of concern such as: TSS, nutrients, oils, greases, metals A R X
and bacteria Surface flows can be conveyed into the Filterra and discharged to any

underground storage system for detention, retention and re-use
applications including landscape irrigation systems.
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Standard Filterra System Standard Filterra System

Richmond, VA Independence, WA
Filterra Roofdrain System Filterra Curb Inlet with Internal Bypass
Salem, VA Everett, WA
Standard Filterra System with Modified Recessed Top Standard Filterra System Linear/ROW Application
Charlottesville, VA Mill Creek, WA
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Filterra® Maintenance Steps ﬂ “:e rra

1. Inspection of Filterra and 2. Removal of tree grate and
surrounding area erosion control stones

3. Removal of debris, trash 4. Mulch replacement
and mulch

5. Clean area around Filterra 6. Complete paperwork and record
plant height and width

For additional information please contact your local Filterra sales representative.
Eastern Zone: 866-349-3458, Western Zone: 877-345-1450.

© 2007 Filterra



PRELIMINARY WATER QUALITY MANAGEMENT PLAN (P-WQMP)
BACK BAY LANDING AUGUST 9, 2012

SECTION VIl EDUCATIONAL MATERIALS

The educational materials included in this WQMP are provided to inform people involved in future
uses, activities, or ownership of the site about the potential pitfalls associated with careless storm water
management. “The Ocean Begins at Your Front Door” provides users with information about storm
water that is/will be generated on site, what happens when water enters a storm drain, and its ultimate
fate, discharging into the ocean. Also included are activities guidelines to educate anyone who is or
will be associated with activities that have a potential to impact storm water runoff quality, and provide
a menu of BMPs to effectively reduce the generation of storm water runoff pollutants from a variety of
activities. The educational materials that may be used for the proposed project are included in

Appendix C of this WQMP and are listed below.

EDUCATION MATERIALS

Residential Materials Check If Business Materials Check If
(http://www.ocwatersheds.com) Applicable (http://www.ocwatersheds.com) Applicable
The Ocean Begins at Your Front Door Tips for the Automotive Industry ]
Tips for Car Wash Fund-raisers Tips for Using Concrete and Mortar ]
Tips for the Home Mechanic Tips for the Food Service Industry X
Homeowners Guide for Sustainable Proper Maintenance Practices for Your <
Water Use Business

Household Tips Other Materials

Check If

(http://www.ocwatersheds.com) Attached

Proper Disposal of Household
(http://www.cabmphandbooks.com)

Hazardous Waste

DF-1 Drainage System Operation &
Maintenance

Recycle at Your Local Used Qil
Collection Center (North County)

X

Recycle at Your Local Used Qil

4

L]

L]

L]

2

X

L]
Collection Center (Central County) X R-1 Automobile Repair & Maintenance []
Recycle at Your Local Used Oil . )
Collection Center (South County) o R-2 Automobile Washing L]
Tips for Maintaining Septic Tank Systems ] R-3 Automobile Parking =
Responsible Pest Control X R-4 Home & Garden Care Activities X
Sewer Spill L] R-5 Disposal of Pet Waste =
Tips for the Home Improvement Projects ] R-6 Disposal of Green Waste =
Tips for Horse Care [] R-7 Household Hazardous Waste X
Tips for Landscaping and Gardening = R-8 Water Conservation =
Tips for Pet Care X SD-10 Site Design & Landscape Planning X
Tips for Pool Maintenance X SD-11 Roof Runoff Controls X
Tips for Residential Pool, Landscape and - L
Hardscape Drains X SD-12 Efficient Irrigation =
Tips for Projects Using Paint ] SD-13 Storm Drain Signage X
Other: [] SD-31 Maintenance Bays & Docs []
Other: [] SD-32 Trash Storage Areas X

BAYSIDE VILLAGE MARINA, LLC 36 EDUCATIONAL MATERIALS




PRELIMINARY WATER QUALITY MANAGEMENT PLAN (P-WQMP)
BACK BAY LANDING AUGUST 9, 2012

APPENDICES

APPENIX A ... Supporting Calculations
Appendix B..... ... Notice of Transfer of Responsibility
APPENIX C .. Educational Materials
Appendix D ...t BMP Maintenance Supplement / O&M Plan
APPENdiX B Conditions of Approval

BAYSIDE VILLAGE MARINA, LLC 37 APPENDICES



APPENDIX A

SUPPORTING CALCULATIONS
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Preliminary Storm Water Quality Design Calculations - Back Bay Landing

6/18/2012

Storm Water Design Capture Volume (DCV)

Bio-Treatment

Bioretention w/ Underdrain Proprietary

Drainage % Runoff Design | Average 2- Rainfgll Drainage Drainage 3 Ponding pepth Sirrf:ace Mi'?im‘.Jm Cost
Area Name | impervious | Coefficient storm year Tc | Intensity Area (ft) Area DCV (ft") |Q (cfs) Depth (ft) Filtered Needed Unit Size Estimate
Depth (in) (min) (in/hr) (acres) (ft) (i) Needed
0.15 0.00 0.0 0.00 0.50 0.50 0.0
Total Site 90% 0.83 0.7 10 0.23 255,262 5.86 12,358.9 1.12 0.50 0.50 | 12,358.9
0.00 0.0 0.00 0.50 0.50 0.0
Al 90% 0.83 0.7 10 0.23 40,946 0.94 1,982.5 0.18 0.50 0.50 1,982.5 2-8x6 $26,800
Al.l 85% 0.79 0.7 10 0.23 5,227 0.12 240.9 0.02 0.50 0.50 240.9 4x4 $8,000
A2 95% 0.86 0.7 10 0.23 104,544 2.40 5,244.6 0.47 0.50 0.50 5,244.6 | 3-6x12 | $60,000
A3 90% 0.83 0.7 10 0.23 104,544 2.40 5,061.7 0.46 0.50 0.50 5,061.7 [ 3-6x12 [ $60,000
0.00 0.0 0.00 0.50 0.50 0.0
0.00 0.0 0.00 0.50 0.50 0.0
80% Capture 0.00 0.0 0.00 0.50 0.50 0.0
Al 90% 0.83 0.175 10 0.23 40,946 0.94 495.6 0.18 0.50 0.50 495.6
Al.l 85% 0.79 0.175 10 0.23 5,227 0.12 60.2 0.02 0.50 0.50 60.2
A2 95% 0.86 0.175 10 0.23 104,544 2.40 1,311.2 0.47 0.50 0.50 1,311.2
A3 90% 0.83 0.175 10 0.23 104,544 2.40 1,265.4 0.46 0.50 0.50 1,265.4
Total Site 90% 0.83 0.175 10 0.23 255,262 5.86 3,089.7 1.12 0.50 0.50 3,089.7
0.00 0.0 0.00 0.50 0.50 0.0
0.00 0.0 0.00 0.50 0.50 0.0
0.00 0.0 0.00 0.50 0.50 0.0
0.00 0.0 0.00 0.50 0.50 0.0
0.00 0.0 0.00 0.50 0.50 0.0
0.00 0.0 0.00 0.50 0.50 0.0
0.00 0.0 0.00 0.50 0.50 0.0
0.00 0.0 0.00 0.50 0.50 0.0
0.00 0.0 0.00 0.50 0.50 0.0
0.00 0.0 0.00 0.50 0.50 0.0
0.00 0.0 0.00 0.50 0.50 0.0
0.00 0.0 0.00 0.50 0.50 0.0

assumes Fil

terra




Worksheet C: Capture Efficiency Method for Volume-Based, Constant Drawdown BMPs

Entire Site

Step 1: Determine the design capture storm depth used for calculating volume

1 | Enter design capture storm depth from Figure 1111, d (inches) d= 0.7 inches
> Enter calculated drawdown time of the proposed BMP based T= 3 hours
on equation provided in applicable BMP Fact Sheet, T (hours) -
Using Figure 111.2, determine the "fraction of design capture
3 | storm depth" at which the BMP drawdown time (T) line X,= --
achieves 80% capture efficiency, X,
4 Enter the effect depth of provided HSCs upstream, dysc Qons _ inches
(inches) (Worksheet A) HSC™
5 Enter capture efficiency corresponding to dysc, Y> Y= _ %
(Worksheet A) E
Using Figure 111.2, determine the fraction of "design capture
6 | storm depth" at which the drawdown time (T) achieves the Xo= --
equivalent of the upstream capture efficiency(Y>), X
Calculate the fraction of design volume that must be provided L
/ by BMP, fraction = X; - X, fraction= 0.25
8 Calculilte the; resultant design capture storm depth (inches), Orasion= 0175 inches
Oiraction= fraction x d
Step 2: Calculate the DCV
1 | Enter Project area tributary to BMP (s), A (acres) A= 5.86 acres
o | Enter Project Imperviousness, imp (unitless) imp= 90%
3 | Calculate runoff coefficient, C= (0.75 x imp) + 0.15 C= 0.83
A (Clr;lllczu)l)ate runoff volume, Vgesign= (C X drfraction X A X 43560 X Viesgn= | 3,089.7 | cu-ft

Supporting Calculations

Describe system:

Bioretention cell with underdrains

6” ponding depth

24" soilffiltration media depth

8" gravel with 6: perforated subdrain

Kme ia X Trou i,
dﬁ/[ered = Minimum [<( ¢ 12 - g)) ) dp]

(25 I x 3hr)

d fittered = Minimum | 17 ,0.5 ft]
DCVv
A=———"7——
(dP + dﬁ]tered)
3,089.7 ft3

A= = 3,089.7 ftZ2mini
(0.5 ft + 0.5 ft) ftZ2minimum

Worksheets from Orange County Technical Guidance Document (5-19-2011)
See TGD for instructions and/or examples related to these worksheets

www.ocwatersheds.com/WQMP.aspx




Provide drawdown time calculations per applicable BMP Fact Sheet:

onding depth (ft
Drawdown Time (hr) = P g Zzn 7t x 12 in/ft
Kdeszgn (H)
. 5 ft in
Drawdown Time (hr) = ——— X 12— = 2.4 hours — — — rounded to 3 hours

25 It

Graphical Operations

Figure III.2. Capture Efficiency Nomograph for Constant Drawdown Systems in Orange
County

Provide supporting graphical operations. See Example III.6.

Worksheets from Orange County Technical Guidance Document (5-19-2011)
See TGD for instructions and/or examples related to these worksheets
www.ocwatersheds.com/WQMP.aspx



Worksheet D: Capture Efficiency Method for Flow-Based BMPs

Drainage Area “Al”

Step 1: Determine the design capture storm depth used for calculating volume

1

Enter the time of concentration, T (min) (See Appendix 1V.2)

Te=

10

min

Using Figure 111.4, determine the design intensity at which the
estimated time of concentration (T.) achieves 80% capture
efficiency, I,

0.23

in/hr

Enter the effect depth of provided HSCs upstream, dysc
(inches) (Worksheet A)

inches

Enter capture efficiency corresponding to dysc, Y»
(Worksheet A)

%

Using Figure 111.4, determine the design intensity at which the
time of concentration (T.) achieves the upstream capture
efficiency(Y5), I,

in/hr

Determine the design intensity that must be provided by BMP,

lgesign= l1-12

0.23

in/hr

ep 2: Calculate the design flowrate

Enter Project area tributary to BMP (s), A (acres)

0.94

acres

Enter Project Imperviousness, imp (unitless)

90

%

3

Calculate runoff coefficient, C= (0.75 x imp) + 0.15

0.83

4

Calculate design flowrate, Qgesign= (C X igesign X A)

Qdesign:

0.18

cfs

Supporting Calculations

Describe system:

Filterra Bioretention Systems, 2 units, 8’ x 6’ each (treats up to 0.22 cfs)

Provide time of concentration assumptions:

Estimated 10 minutes (pending final storm drain design)




Worksheet D: Capture Efficiency Method for Flow-Based BMPs
Drainage Area “Al1.1"

Step 1: Determine the design capture storm depth used for calculating volume

1 | Enter the time of concentration, T, (min) (See Appendix IV.2) Te= 10 min
Using Figure 111.4, determine the design intensity at which the
estimated time of concentration (T.) achieves 80% capture I,= 0.23 in/hr

2 | efficiency, I,

3 Enter the effect depth of provided HSCs upstream, dysc Qons _ inches
(inches) (Worksheet A) HSC

4 Enter capture efficiency corresponding to dysc, Y> Y= _ %
(Worksheet A) 2
Using Figure 111.4, determine the design intensity at which the

5 | time of concentration (T.) achieves the upstream capture I,= -- in/hr
efficiency(Y>), I,

6 Determine the design intensity that must be provided by BMP, T 0.23 in/hr
lgesign= l1-12 design '

Step 2: Calculate the design flowrate

1 | Enter Project area tributary to BMP (s), A (acres) A= 0.12 acres

2 | Enter Project Imperviousness, imp (unitless) imp= 85 %

3 | Calculate runoff coefficient, C= (0.75 x imp) + 0.15 C= 0.79

4 | Calculate design flowrate, Qgesign= (C X igesign X A) Qdesign= 0.02 cfs

Supporting Calculations

Describe system:

Filterra Bioretention System, 1 unit, 4’ x 4’ (treats up to 0.037 cfs)

Provide time of concentration assumptions:

Estimated 10 minutes (pending final storm drain design)




Worksheet D: Capture Efficiency Method for Flow-Based BMPs

Drainage Area “A2”

Step 1: Determine the design capture storm depth used for calculating volume

1 | Enter the time of concentration, T, (min) (See Appendix IV.2) Te= 10 min
Using Figure 111.4, determine the design intensity at which the
estimated time of concentration (T.) achieves 80% capture I1= 0.23 in/hr

2 | efficiency, I,

3 Enter the effect depth of provided HSCs upstream, dysc dhocnm _ inches
(inches) (Worksheet A) Hsc™

4 Enter capture efficiency corresponding to dysc, Y> Y= _ %
(Worksheet A)
Using Figure 111.4, determine the design intensity at which the

5 | time of concentration (T.) achieves the upstream capture l,= -- in/hr
efficiency(Y>), I,

6 Determine the design intensity that must be provided by BMP, T 0.23 in/hr
lgesign= l1-12 R '

Step 2: Calculate the design flowrate

1 | Enter Project area tributary to BMP (s), A (acres) A= 2.4 acres

2 | Enter Project Imperviousness, imp (unitless) imp= 95 %

3 | Calculate runoff coefficient, C= (0.75 x imp) + 0.15 C= 0.86

4 | Calculate design flowrate, Qgesign= (C X igesign X A) Quesign= 0.47 cfs

Supporting Calculations

Describe system:

Filterra Bioretention Systems, 3 units, 6’ x 12’ each (treats up to 0.5 cfs)

Provide time of concentration assumptions:

Estimated 10 minutes (pending final storm drain design)




Worksheet D: Capture Efficiency Method for Flow-Based BMPs

Drainage Area “A3”

Step 1: Determine the design capture storm depth used for calculating volume

1 | Enter the time of concentration, T, (min) (See Appendix IV.2) Te= 10 min
Using Figure 111.4, determine the design intensity at which the
estimated time of concentration (T.) achieves 80% capture I1= 0.23 in/hr

2 | efficiency, I,

3 Enter the effect depth of provided HSCs upstream, dysc dhocnm _ inches
(inches) (Worksheet A) Hsc™

4 Enter capture efficiency corresponding to dysc, Y> Y= _ %
(Worksheet A)
Using Figure 111.4, determine the design intensity at which the

5 | time of concentration (T.) achieves the upstream capture l,= -- in/hr
efficiency(Y>), I,

6 Determine the design intensity that must be provided by BMP, T 0.23 in/hr
lgesign= l1-12 R '

Step 2: Calculate the design flowrate

1 | Enter Project area tributary to BMP (s), A (acres) A= 2.4 acres

2 | Enter Project Imperviousness, imp (unitless) imp= 90 %

3 | Calculate runoff coefficient, C= (0.75 x imp) + 0.15 C= 0.83

4 | Calculate design flowrate, Qgesign= (C X igesign X A) Quesign= 0.46 cfs

Supporting Calculations

Describe system:

Filterra Bioretention Systems, 3 units, 6’ x 12’ each (treats up to 0.5 cfs)

Provide time of concentration assumptions:

Estimated 10 minutes (pending final storm drain design)




Graphical Operations

Figure II1.4. Capture Efficiency Nomograph for Off-line Flow-based Systems in Orange
County

Provide supporting graphical operations. See Example III.7.



Worksheet J: Summary of Harvested Water Demand and Feasibility

1 | What demands for harvested water exist in the tributary area (check all that apply):
2 | Toilet and urinal flushing N/A — residential
3 | Landscape irrigation v
4 | Other: N/A
5 | What is the design capture storm depth? (Figure I11.1) d 0.7 inches
6 | What is the project size? A 5.86 ac
7 | What is the acreage of impervious area? 1A 5.274 ac
For projects with multiple types of demand (toilet flushing, irrigation demand, and/or other
demand)
What is the minimum use required for partial capture? (Table
8 -- gpd
X.6)
9 What is the project estimated wet season total daily use _ d
(Section X.2)? 9p
10 | Is partial capture potentially feasible? (Line 9 > Line 87?) --
For projects with only toilet flushing demand
11 | What is the minimum TUTIA for partial capture? (Table X.7) --
12 | What is the project estimated TUTIA? --
13 | Is partial capture potentially feasible? (Line 12 > Line 117?) --
For projects with only irrigation demand
14 What is the minimum irrigation area required based on 4.43 ac
conservation landscape design? (Table X.8) '
What is the proposed project irrigated area? (multiply
15 : X ) . . 0.586 ac
conservation landscaping by 1; multiply active turf by 2)
16 | Is partial capture potentially feasible? (Line 15 > Line 147?) No

Provide supporting assumptions and citations for controlling demand calculation:

Minimum Irrigated Area per Impervious Area = 0.84

irrigated area x
0.84 =

impervious area = 5274

= 4.43 ac minimum irrigated area needed

Worksheets from Orange County Technical Guidance Document (5-19-2011)

See TGD for instructions and/or examples related to these worksheets

www.ocwatersheds.com/WQMP.aspx




Table X.6: Harvested Water Demand Thresholds for Minimum Partial Capture

Design Capture Storm Wet Season Demand Required for Minimum
Depth?, inches Partial Capture, gpd per impervious acre
0.60 490
0.65 530
0.70 570
0.75 610
0.80 650
0.85 690
0.90 730
0.95 770
1.00 810

1- Based on isopluvial map (See XIV.1)

Table X.8: Minimum Irrigated Area for Potential Partial Capture Feasibility

General Landscape
Type

Conservation Design: K, =0.35 Active Turf Areas: K_=0.7

Closest ET Station

Santa
Ana

Santa

Irvine
Ana

Laguna Irvine

Laguna

Design Capture Storm
Depth, inches

Minimum Required Irrigated Area per Tributary Impervious

Acre for Potential Partial Capture, ac/ac

0.60 0.66 0.68 0.72 0.33 0.34 0.36
0.65 0.72 0.73 0.78 0.36 0.37 0.39
0.70 0.77 0.79 0.84 0.39 0.39 0.42
0.75 0.83 0.84 0.90 0.41 0.42 0.45
0.80 0.88 0.90 0.96 0.44 0.45 0.48
0.85 0.93 0.95 1.02 0.47 0.48 0.51
0.90 0.99 1.01 1.08 0.49 0.51 0.54
0.95 1.04 1.07 1.14 0.52 0.53 0.57
1.00 1.10 1.12 1.20 0.55 0.56 0.60

Worksheets from Orange County Technical Guidance Document (5-19-2011)
See TGD for instructions and/or examples related to these worksheets

www.ocwatersheds.com/WQMP.aspx




Harvest & Reuse Irrigation Demand Calculations - Back Bay Landing

6/18/2012

Storm Water Design Caputre Volume (SQDV)

Drainage Area/ % Runoff Rainfall Drainage bev () | Dev (gal)
Land Use Type |impervious [ Coefficient | Intensity (in) [ Area (acres) Eto
entire site 90% 0.83 0.7 5.860 12,358.9 92,445 Irvine 3.00
0.15 0.7 0.0 0 Laguna Beach 2.75 Modified EAWU = (Eto x KL x LA x 0.015)
0.15 0.7 0.0 0 Santa Ana 2.93 IE
0.15 0.7 0.0 0
0.15 0.7 0.0 0 EIATA = LA x KL
(IE x Tributary Imp. Area)
High-use Turf Landscaping
Minimum
Drainage Area/ EAWU/ Minimum EAWU/ EIATA %
Land Use Type | Total Area | Total Area Impervious | Pervious / Modified | Impervious | Impervious Acre (Table |Drawdown | Drawdown | Capture
(ac) (sf) % Impervious (sf) LA (sf) Eto KL EAWU Acre (Table X.6) Feasible? | EIATA X.8) (days) (hours) | (Fig. ll.2)
entire site 5.860 255,262 90% 229,736 25,526 2.75 0.7 818.97 155.28 570 No 0.09 0.51 112.9 2,709
0 0.000 0 0% 0 0 2.75 0.7 0.00 #DIV/O! 570 #DIV/0! 0.51 #DIV/O! #DIV/O!
0 0.000 0 0% 0 0 2.75 0.7 0.00 #DIV/O! 570 #DIV/O! 0.51 #DIV/O! #DIV/0!
0 0.000 0 0% 0 0 2.75 0.7 0.00 #DIV/O! 570 #DIV/O! 0.51 #DIV/O! #DIV/O!
0 0.000 0 0% 0 0 2.75 0.7 0.00 #DIV/O! 570 #DIV/O! 0.51 #DIV/O! #DIV/0!
0 0.000 0 0% 0 0 2.75 0.7 0.00 #DIV/O! 570 #DIV/O! 0.51 #DIV/O! #DIV/0!
Low Water Use Landscaping
Minimum
Drainage Area/ EAWU/ Minimum EAWU/ EIATA %
Land Use Type | Total Area | Total Area Impervious | Pervious / Modified | Impervious | Impervious Acre (Table | Drawdown | Drawdown | Capture
(ac) (sf) % Impervious (sf) LA (sf) Eto KL EAWU Acre (Table X.6) Feasible? | EIATA X.8) (days) (hours) | (Fig. 11l.2)
entire site 5.860 255,262 90% 229,736 25,526 2.75 0.35 409.48 77.64 570 No 0.04 1.02 225.8 5,418 <40%
0 0.000 0 0% 0 0 2.75 0.35 0.00 #DIV/O! 570 #DIV/O! 1.02 #DIV/O! #DIV/0!
0 0.000 0 0% 0 0 2.75 0.35 0.00 #DIV/O! 570 #DIV/O! 1.02 #DIV/O! #DIV/0!
0 0.000 0 0% 0 0 2.75 0.35 0.00 #DIV/O! 570 #DIV/O! 1.02 #DIV/O! #DIV/0!
0 0.000 0 0% 0 0 2.75 0.35 0.00 #DIV/0! 570 #DIV/0! 1.02 #DIV/0! #DIV/0!
0 0.000 0 0% 0 0 2.75 0.35 0.00 #DIV/O! 570 #DIV/O! 1.02 #DIV/O! #DIV/0!
Blend of High-Use and Low-Use Landscaping
Minimum
Drainage Area/ EAWU/ Minimum EAWU/ EIATA %
Land Use Type | Total Area | Total Area Impervious | Pervious / Modified | Impervious | Impervious Acre (extrapola| Drawdown | Drawdown | Capture
(ac) (sf) % Impervious (sf) LA (sf) Eto KL EAWU Acre (Table X.6) Feasible? | EIATA ted) (days) (hours) | (Fig. 1ll.2)
entire site 5.860 255,262 90% 229,736 25,526 2.75 0.55 643.47 122.01 570 No 0.07 0.77 143.7 3,448
0 0.000 0 0% 0 0 2.75 0.55 0.00 #DIV/O! 570 #DIV/O! 0.77 #DIV/O! #DIV/0!
0 0.000 0 0% 0 0 2.75 0.55 0.00 #DIV/O! 570 #DIV/O! 0.77 #DIV/O! #DIV/0!
0 0.000 0 0% 0 0 2.75 0.55 0.00 #DIV/O! 570 #DIV/O! 0.77 #DIV/O! #DIV/0!
0 0.000 0 0% 0 0 2.75 0.55 0.00 #DIV/O! 570 #DIV/O! 0.77 #DIV/O! #DIV/0!
0 0.000 0 0% 0 0 2.75 0.55 0.00 #DIV/O! 570 #DIV/O! 0.77 #DIV/O! #DIV/0!

Copy of BMP Sizing 120619




TABLE X.8: MINIMUM IRRIGATED AREA FOR POTENTIAL PARTIAL CAPTURE FEASIBILITY

General Landscape Conservation Design: KL = 0.35 Active Turf Areas: KL =0.7
TABLE X.6: HARVESTED WATER DEMAND THRESHOLDS FOR Type
MINIMUM PARTIAL CAPTURE Closest ET Station | Irvine | SantaAna | Laguna Irvine | Santa | Laguna
. W_et_ Season D_emand Required for Design Capture Minimum Required Irrigated Area per Tributary Impervious Acre for
Design Cap_ture Storm Depth, M|n|mum_ Partla! Capture, gpd per Storm Depth, inches Potential Partial Capture, ac/ac
inches impervious acre
0.60 490 0.60 0.66 0.68 0.72 0.33 0.34 0.36
0.65 530 0.65 0.72 0.73 0.78 0.36 0.37 0.39
0.70 570 0.70 0.77 0.79 0.84 0.39 0.39 0.42
0.75 610 0.75 0.83 0.84 0.9 0.41 0.42 0.45
0.80 650 0.80 0.88 0.9 0.96 0.44 0.45 0.48
0.85 690 0.85 0.93 0.95 1.02 0.47 0.48 0.51
0.90 730 0.90 0.99 1.01 1.08 0.49 0.51 0.54
0.95 770 0.95 1.04 1.07 1.14 0.52 0.53 0.57
1.00 810 1.00 1.1 1.12 1.2 0.55 0.56 0.6

Source: Technical Guidance Document for the Preparation of Conceptual/Preliminary and/or Project Water Quality Management Plans (WQMPs). March 22, 2011. Appendix X.

Copy of BMP Sizing 120619



APPENDIX B

NOTICE OF TRANSFER OF RESPONSIBILITY



NOTICE OF TRANSFER OF RESPONSIBILITY

WATER QUALITY MANAGEMENT PLAN

Back Bay Landing

300 E. Coast Highway
Parcel 3 of Parcel Map 93-111

Submission of this Notice Of Transfer of Responsibility constitutes notice to the City of Newport Beach
that responsibility for the Water Quality Management Plan (“WQMP”) for the subject property identified
below, and implementation of that plan, is being transferred from the Previous Owner (and his/her
agent) of the site (or a portion thereof) to the New Owner, as further described below.

[ Previous Owner/ Previous Responsible Party Information

Company/ Individual Name:

Contact Person:

Street Address:

Title:

City: State:

ZIP:

Phone:

Il. Information about Site Transferred

Name of Project (if applicable):

Title of WQMP Applicable to site:

Street Address of Site (if applicable):

Planning Area (PA) and/
or Tract Number(s) for Site:

Lot Numbers (if Site is a portion of a tract):

Date WQMP Prepared (and revised if applicable):

. New Owner/ New Responsible Party Information

Company/ Individual Name:

Contact Person:

Street Address: Title:
City: State: ZIP: Phone:
V. Ownership Transfer Information

General Description of Site Transferred to New
Owner:

General Description of Portion of Project/ Parcel
Subject to WQMP Retained by Owner (if any):




Lot/ Tract Numbers of Site Transferred to New Owner:

Remaining Lot/ Tract Numbers Subject to WQMP Still Held by Owner (if any):

Date of Ownership Transfer:

Note: When the Previous Owner is transferring a Site that is a portion of a larger project/ parcel
addressed by the WQMP, as opposed to the entire project/parcel addressed by the WQMP, the
General Description of the Site transferred and the remainder of the project/ parcel no transferred shall
be set forth as maps attached to this notice. These maps shall show those portions of a project/ parcel
addressed by the WQMP that are transferred to the New Owner (the Transferred Site), those portions
retained by the Previous Owner, and those portions previously transferred by Previous Owner. Those
portions retained by Previous Owner shall be labeled as “Previously Transferred”.

V. Purpose of Notice of Transfer

The purposes of this Notice of Transfer of Responsibility are: 1) to track transfer of responsibility for
implementation and amendment of the WQMP when property to which the WQMP is transferred from
the Previous Owner to the New Owner, and 2) to facilitate noftification to a transferee of property
subject to a WQMP that such New Order is now the Responsible Party of record for the WQMP for
those portions of the site that it owns.

V. Certifications
A Previous Owner
| certify under penalty of law that | am no longer the owner of the Transferred Site as described in

Section Il above. | have provided the New Owner with a copy of the WQMP applicable to the
Transferred Site that the New Owner is acquiring from the Previous Owner.

Printed Name of Previous Owner Representative: Title:
Signature of Previous Owner Representative: Date:
B. New Owner

| certify under penalty of law that | am the owner of the Transferred Site, as described in Section |l
above, that | have been provided a copy of the WQMP, and that | have informed myself and
understand the New Owner’s responsibilities related to the WQMP, its implementation, and Best
Management Practices associated with it. | understand that by signing this notice, the New Owner is
accepting all ongoing responsibilities for implementation and amendment of the WQMP for the
Transferred Site, which the New Owner has acquired from the Previous Owner.

Printed Name of New Owner Representative: Title:

Signature: Date:
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The Ocean Begins
at Your Front Door
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Never allow pollutants to enter the
street, gutter or storm drain!
















Do your part to prevent

water pollution in our B

creeks, rivers, bays and ocean.

Clean beaches and healthy

creeks, rivers, bays and ocean

are important to Orange County.
However, not properly disposing

of household hazardous waste can
lead to water pollution. Batteries,
electronics, paint, oil, gardening
chemicals, cleaners and other
hazardous materials cannot be
thrown in the trash. They also must
never be poured or thrown into
yards, sidewalks, driveways, gutters
or streets, Rain or other water could
wash the materials into the storm
drain and

eventually into NEVER DISPOSE
our waterways  OF HOUSEHOLD
and the ocean. HAZARDOUS

In addition,
hazardous WASTE IN THE

waste must N0t ypAGH STREET,
be poured in ;

the sanitary GUTTER,
sewers (sinks  STORM DRAIN

and toilets).
OR SEWER.

For more information,
please call the

Orange County Stormwater Program

at (714) 567-6363
or visit
www.ocwatersheds.com

To Report Illegal Dumping of
Household Hazardous Waste
call 1-800-69-TOXIC

To report a spill,
call the
Orange County 24-Hour
Water Pollution Problem
Reporting Hotline
(714) 567-6363.

For emergencies, dial 911.
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lean beaches and healthy

creeks, rivers, bays and

ocean are important
to Orange County. However,
many common activities such as
pest control can'lead to water
pollution if youw’re not careful.
Pesticide treatments must be
planned and applied properly:
to ensure that pesticides do
not enter the street, gutter or
storm drain. Unlike water in
sanitary sewers (from sinks and
toilets), water in storm drains is
not treated before entering our
waterways.

You would never dumppesticides
into the ocean, so don’t let it
enter the storm drains. Pesticides
can cause significant damage

to our environment if used
improperly. If you are thinking
of using a pesticide to control a
pest, there are some important
things to consider.

i
For more information,
please call

University of California Cooperative
Extension Master Gardeners at
(714) 708-1646
or visit these Web sites:
Www.uccemg.org
www.ipm.ucdavis.edu

For instructions on collecting a specimen
sample visit the Orange County
Agriculture Commissioner’s website at:
http://www.ocagcomm.com/ser_lab.asp

To report a spill, call the
Orange County 24-Hour
Water Pollution Problem
Reporting Hotline
at 1-877-89-SPILL (1-877-897-7455).

For emergencies, dial 911.

Information From:
Cheryl Wilen, Area IPM Advisor; Darren II'\\'er,
Watershed Management Advisor; Mary
Louise Flint, IPM Education and Publication
Director; Pamela M. Geisel, Environmental
Horticulture Advisor; Carolyn L. Unruh,
University of California Cooperative
Extension staff writer. Photos courtesy of
the UC Statewide IPM Program and
Darren Haver.

Funding for this brochure has been provided in, full
or in part through an agreement with the State Water
Resources Control Board (SWRCB) pursuant to the
Costa-Machado Water Act of 2000 (Prop. 13).
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lean beaches

and healthy

creeks, rivers, bays
and ocean are important to
Orange County. Howeyver,
many common activities
can lead to water pollution
if youw’re not careful.
Fertilizers, pesticides and
other chemicals that are left
on yards or driveways can
be blown or washed into
storm drains that flow to the
ocean. Overwatering lawns
can also send materials into
storm drains. Unlike water
in sanitary sewers (from sinks
and toilets), water in storm
drains is not treated before
entering our waterways.

You would never pour
gardening products into the
ocean, so don’t let them enter
the storm drains. Follow
these easy tips to help prevent
water pollution.

For more information,
please call the
Orange County Stormwater Program
at 1-877-89-SPILL (1-877-897-7455)
or Vvisit
www.ocwatersheds.com

UCCE Master Gardener Hotline:
(714) 708-1646

To report a spill,
call the
Orange County 24-Hour
Water Pollution Problem
Reporting Hotline
1-877-89-SPILL (1-877-897-7455).

For emergencies, dial 911.

The tips contained in this brochure provide useful
information to help prevent water pollution
while landscaping or gardening. If you have other
suggestions, please contact your city’s stormwater
representatives or call the Orange County
Stormwater Program.
€
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lean beaches 1 AN

and healthy

creeks, rivers, bays
and ocean are important to
Orange County. Howeyer,
many common activities
can lead to water pollution
if you’re not careful. Pet
waste and pet care products
can be washed into the
storm drains that flow to
the ocean. Unlike water in
sanitary sewers (from sinks
and toilets), water in storm
drains is not treated before
entering our waterways.

You would never put pet
waste or pet care products
mto the ocean, so don’t let
them enter the storm drains.
Follow these easy tips to help
prevent water pollution.

For more information,
please call the
Orange County Stormwater Program
at 1-877-89-SPILL (1-877-897-7455)
or visit
www.ocwatersheds.com

To report a spill,
call the
Orange County 24-Hour
Water Pollution Problem
Reporting Hotline
1-877-89-SPILL (1-877-897-7455).

For emergencies, dial 911.

The tips contained in this brochure provide useful
information to help prevent water pollution while
caring for your pet. It you have other suggesiions,
please contact your city’s stormwater representatives
or call the Orange County Stormwater Program.

<

Printed on Recycled Paper

= Potiuhond

Help Prevent Ocean Pollution:

Tips for
Pet Care

gan Beginsdl”
at Your FrontDoor g

éﬂ thar :
- .;"_:j

W

PREVENTION

— T
1







lean beaches X

and healthy creeks,

rivers, bays, and
ocean are important to
Orange County. However,
many common activities
can lead to water pollution
if youw’re not careful.
Swimming pools and spas are
common in Orange County,
but they must be maintained
properly to guarantee that
chemicals aren’t allowed
to enter the street, where
they can flow into the storm
drains and then into the
waterways. Unlike water in
sanitary sewers (from sinks
and toilets), water in storm
drains is not treated before
entering our waterways.

You would never dump pool
chemicals into the ocean, so
don’t let it enter the storm
drains. Follow these easy
tips to help prevent water
pollution.

For more information,
please call the
Orange County Stormwater Program
at 1-877-89-SPILL (1-877-897-7455)
or visit
www.ocwatersheds.com

To report a spill,
call the
Orange County 24-Hour
Water Pollution Reporting Hotline
1-877-89-SPILL (1-877-897-7455).

For emergencies, dial 911.

The tips contained in this brochure provide useful
information to help prevent water pollutipn
while maintaining your pool. If you have other
suggestions, please contact your city’s stormwater
representatives or call the Orange County
Stormwater Program.
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Help Prevent Ocean Pollution:

T1ps for
Pool
Maintenance
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lean beaches

and healthy

creeks, rivers, bays
and ocean are important to
Orange County. Fats, oils
and grease from restaurants
and food service facilities
can cause sewer line
blockages that may result
in sewage overflow into
your facility and into storm
drains. Unlike water in
sanitary sewers (from sinks
and toilets), water in storm
drains 1s not treated before
entering our waterways
and should never contain
washwater, trash, grease or
other materials.

You would never dump oil
and trash into the ocean, so
don’t let it enter the storm
drains. Follow these tips to

help prevent water pollution.

For more information,
please call the
Orange County Stormwater Program
at 1-877-89-SPILL (1-877-897-7455)
or visit
www.ocwatersheds.com

Report sewage spills and
discharges that are not
contained to your site to the
Orange County 24-Hour
Water Pollution Problem

Reporting Hotline .
at 1-877-89-SPILL (1-877-897-7455)

For emergencies, dial 911..
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OPERATIONS AND MAINTENANCE (O&M) PLAN
Water Quality Management Plan
For

Back Bay Landing

300 E. Coast Highway
Newport Beach, CA

APN 440-132-60



OPERATIONS AND MAINTENANCE PLAN

Page 2 of 10
BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX
B.MP BMP Name and BMP Implementation, Implementation, Maintenance, and Pers9n or Ent[ty with
Applicable? . ) . Operation & Maintenance
Maintenance and Inspection Procedures Inspection Frequency and Schedule oo
Yes/No Responsibility

NON-STRUCTURAL SOURCE CONTROL BMPs

N1. Education for Property Owners, Tenants and
Occupants
Educational materials and training will be provided to

Educational materials will be provided to
tenants annually. Materials to be
distributed are found in Appendix C of
this WQMP. Tenants will be provided

Yes property owners, residents and tenants, including these materials by the Property POA
education materials and restrictions to reduce pollutants | Management prior to occupancy and
from reaching the storm drain system. Materials are annually thereafter.
listed in Section VIl and available in Appendix C.
Frequency: Annually
N2. Activity Restrictions
The owner shall develop activity restrictions (via CC&Rs | The Owner will prescribe activity
or equivalent) that include language to restrict activities | restrictions to protect surface water
that have the potential to create adverse impacts on quality, through lease terms or other
water quality. Activities include but are not limited to: equally effective measure, for the
Yes the handling and disposal of contaminants, trash property. Restrictions include, but are not POA

management and litter control, irrigation and
landscaping practices, fertilizer applications and
household waste management practices, prohibition of
vehicle washing on-site, prohibiting washing or hosing
of walkways and driveways, etc.

limited to, prohibiting vehicle
maintenance or vehicle washing.

Frequency: Ongoing




OPERATIONS AND MAINTENANCE PLAN

Page 3 of 10
BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX
B.MP BMP Name and BMP Implementation, Implementation, Maintenance, and Pers9n or Ent[ty with
Applicable? . ) . Operation & Maintenance
Maintenance and Inspection Procedures Inspection Frequency and Schedule o e
Yes/No Responsibility

N3. Common Area Landscape Management
Management programs will be designed and
implemented by the Owner/POA, which will maintain
all the common areas within the project site (via

Maintenance shall be consistent with City
requirements. Fertilizer and/or pesticide
usage shall be consistent with County
Management Guidelines for Use of
Fertilizers (OC DAMP Section 5.5) as well
as City requirements. Maintenance
includes mowing, weeding, and debris
removal on a weekly basis. Trimming,
replanting, and replacement of mulch
shall be performed on an as-needed

Yes landscape contractor). These programs will cover how ) : POA
) .. basis to prevent exposure of erodible
to reduce the potential pollutant sources of fertilizer and D o
. g . , surfaces. Trimmings, clippings, and other
pesticide uses, utilization of water-efficient landscaping
. : : landscape wastes shall be properly
practices and proper disposal of landscape wastes in : , ,
AR . disposed of in accordance with local
accordance with city requirements. , , .
regulations. Materials temporarily
stockpiled during maintenance activities
shall be placed away from water courses
and storm drains inlefs.
Frequency: Monthly
Maintenance of structural BMPs
N4. BMP Maintenance implemented at the project site shall be
The Owner/POA will be responsible for the performed at the frequency prescribed in
implementation and maintenance of each applicable this WQMP. Records of inspections and
Yes non-structural BMP, as well as scheduling inspections BMP maintenance shall be kept by the POA

and maintenance of all applicable structural BMP
facilities through its landscape contractor and any other
necessary maintenance contractors.

Owner and shall be available for review
upon request.

Frequency: Ongoing
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Page 4 of 10
BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX
BMP . . . ity wi
A Ii':;blea BMP Name and BMP Implementation, Implementation, Maintenance, and o F:';i?:no&i f/l\‘glitrz,i‘ef:':;hnce
PP ’ Maintenance and Inspection Procedures Inspection Frequency and Schedule P o e
Yes/No Responsibility
No I;lo5n.1;'||;rl|)e 22 CCR Compliance (How development will Not Applicable
No N6. Local Industrial Permit Compliance Not Applicable
No N7. Spill Contingency Plan Not Applicable
No N8. Underground Storage Tank Compliance Not Applicable
No N9. Hazardous Materials Disclosure Compliance Not Applicable
No N10. Uniform Fire Code Implementation Not Applicable
N11. Common Area Litter Control Litter patrol, violations investigations,
The POA will be responsible for performing trash pickup | reporting and other litter control activities
and sweeping of littered common areas on a weekly shall be performed on a weekly basis and
Yes basis or whenever necessary. Responsibilities will also in conjunction with routine maintenance POA
include noting improper disposal materials by activities.
homeowners and reporting such violations for F . Weekl
investigation. requency: veexly
Educate all new employees/ managers
N12. Employee Training on storm water pollution prevention,
All employees of the POA and any contractors will pqmiu'i:y gTO?fd ??ﬁsekéeplng practices,
Yes require training to ensure that employees are aware of p(r)lofr E ]e S OR fo he ramy seoscﬁn” b POA
maintenance activities that may result in pollutants (October 1). Refresher courses shall be
reaching the storm drain. conducted on an as needed basis.
Frequency: Annually
Litter patrol, spill containment and maintenance of filters (filter type to be
No N13. Housekeeping of Loading Docks determined upon development of site plan).

Frequency: On-going
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Page 5 of 10
BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX
B.MP BMP Name and BMP Implementation, Implementation, Maintenance, and Pers9n or Ent[ty with
Applicable? . ) . Operation & Maintenance
Maintenance and Inspection Procedures Inspection Frequency and Schedule o e
Yes/No Responsibility

N14. Common Area Catch Basin Inspection
All private catch basins will be maintained and cleaned
by the POA. All public catch basins will be maintained

Catch basin inlets and other drainage
facilities shall be inspected after each
storm event and once per year. Inlets
and other facilities shall be cleaned prior

POA
Yes by the City of Newport Beach. These activities will be to the rainy season, by October 1st each
done prior to the rainy season, no later than October year.
1% of each year.
Frequency: Annually
N15. Street Sweeping Private Streets and Parking Lots Drive aisles & parking lots must be swept
. : at least quarterly (every 3 months),
The POA shall be responsible for the street sweeping of | . : ) ,
o : L ) including prior to the start of the rainy
Yes all drive aisles and parking areas within the project o POA
) . season (October 1*).
quarterly, and prior to the rainy season, no later than
October 1* of each year. Frequency: Quarterly
No N16. Retail Gasoline Outlets Not Applicable
STRUCTURAL SOURCE CONTROL BMPs
Storm drain stencils shall be inspected for
S1. Provide storm drain system stenciling and signage legibility, at minimum, once prior to the
The developer will be responsible for the stenciling of all | storm season, no later than October 1¢
catch basins to include a legible message such as “No | each year. Those determined to be
Yes . . p : T . ) POA
Dumping - Drains to Ocean” or an equally effective illegible will be re-stenciled as soon as
phrase. The Owner will be responsible for maintaining | possible.
and replacement of signage when necessary. Frequency: Annually
No S2. Design and construct outdoor material storage Not Applicable

areas to reduce pollution introduction
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BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX
B.MP BMP Name and BMP Implementation, Implementation, Maintenance, and Pers9n or Ent[ty with
Applicable? . ) . Operation & Maintenance
Maintenance and Inspection Procedures Inspection Frequency and Schedule o e
Yes/No Responsibility

S3. Design and construct trash and waste storage areas
to reduce pollution introduction
All trash and waste shall be stored in containers that

Sweep trash area at least once per week
and before October 1* each year.
Maintain area clean of trash and debris

Yes have lids or tarps to minimize direct precipitation into : POA
. . ) at all times.
the containers. The site operator shall ensure trash is
stored properly and does not come into contact with Frequency: Weekly
runoff.
S4. Use efficient irrigation systems & landscape design,
water conservation, smart controllers, and source In conjunction with routine maintenance
control activities, verify that landscape design
The owner/operator will be responsible for the continues to function properly by
installation and maintenance of all common landscape | adjusting properly to eliminate overspray
areas utilizing similar planting materials with similar to hardscape areas, and to verify that
Yes water requirements to reduce excess irrigation runoff. irrigation timing and cycle lengths are POA
The owner/operator will be responsible for adjusted in accordance with water
implementing all efficient irrigation systems for common | demands, given time of year, weather,
area landscaping including but not limited to provisions | and day or night time temperatures.
for water sensors and programmable irrigation cycles. F . Monthl
The irrigation systems shall be in conformance with Trequency: vionthly
water use efficiency guidelines.
No S§. .Pro‘{ec’r slopes and channels and provide energy Not Applicable
dissipation
Litter patrol, spill containment and maintenance of filters (filter type to be
No 6. Dock areas determined upon development of site plan).
Frequency: On-going
No S7. Maintenance bays Not Applicable
No S8. Vehicle wash areas Not Applicable
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BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX
B.MP BMP Name and BMP Implementation, Implementation, Maintenance, and Pers9n or Ent[ty with
Applicable? . ) . Operation & Maintenance
Maintenance and Inspection Procedures Inspection Frequency and Schedule o e
Yes/No Responsibility
No S9. Outdoor processing areas Not Applicable
No S10. Equipment wash areas Not Applicable
No S11. Fueling areas Not Applicable
No S12. Hillside landscaping Not Applicable
Food preparation areas will be inspected
S13. Wash water control for food preparation areas ond regular basis fo ensure proper waste
. disposal and water usage procedures.
All wash water from food prep areas will be controlled . .
- . Any grease interceptors shall be inspected
and proper staff training conducted by the site operator. o ) )
Yes . e and maintained in accordance with POA
Food preparation facilities shall meet all health and facturer’ daf
safety, building and safety and any other applicable gwohu <|ch urerﬁs riac):ommen anens
regulations, codes requirements. ypicatly quarterty).
Frequency: Quarterly
No S14. Community car wash racks Not Applicable

Any waste generated from maintenance activities will be disposed of properly. Wash water and other waste from maintenance activities is not
to be discharged or disposed of into the storm drain system. Clippings from landscape maintenance (i.e. prunings) will be collected and
disposed of properly off-site, and will not be washed into the streets, local area drains/conveyances, or catch basin inlets.
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BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX

BMP Name and BMP Implementation,
Maintenance and Inspection Procedures

Implementation, Maintenance, and
Inspection Frequency and Schedule

Person or Entity with
Operation & Maintenance
Responsibility

LOW IMPACT DEVELOPMENT BMPs

Bioretention with Underdrains

Bioretention cells with underdrains are plant-based biotreatment
systems that typically consist of a ponding area, mulch layer, planting
soils and plants. As storm water passes down through the planting soil,
pollutants are filtered, adsorbed, biodegraded and sequestered by the
soil and plants. Underdrains collect the treated water and return it
back into the storm drain system.

Inspections should occur semi-annually
or after major storm events to check for
the following and remove accordingly:
standing water, sediment, and trash &
debris. Inspections should also look for
potential clogging and clean planters or,
if necessary, replace the entire filter bed.

Inspect for weeds, and prune and/or POA
replace plants in accordance with routine
landscape maintenance activities.
Replace mulch and prune shrubs as
necessary.
Frequency: 2x per year
Proprietary Biotreatment Annual maintenance consists of a
Filterra® units by Americast are structural media filtration device that minimum of two scheduled visits, one
also utilize bioretention processes for storm water treatment (functional | after the rainy season to clean up after
equivalents are also acceptable). Filterra units feature a specially the wet season, and one before the wet
designed media filter mixture within a below-grade concrete box. One | season to inspect and clean the unit.
tree or large shrub is planted within the media to provide additional Each maintenance visit consists of the POA

pollutant removal, and function similar to bioretention cells. The filter
media is designed to capture and filter pollutants during the first-flush
storm event, while biological processes degrade, metabolize, detoxify,
and volatilize the pollutants during and between storms.

following: Inspection; removal of trash,
debris, sediment; Filter media and plant
health evaluation and replacement if
necessary; replacement of mulch.

Frequency: 2x per year
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Required Permits

If a private entity retains or assumes responsibility for operation and maintenance of structural BMPs,
the City shall be able access for inspection through a formal agreement.

Forms to Record BMP Implementation, Maintenance, and Inspection

The form that will be used to record implementation, maintenance, and inspection of BMPs is
attached.

Recordkeeping

All records must be maintained for at least five (5) years and must be made available for review upon
request.



RECORD OF BMP IMPLEMENTATION, MAINTENANCE, AND INSPECTION

Today’s Date:

Name of Person Performing Activity (Printed):

Signature:

BMP Name Brief Description of Implementation, Maintenance, and
(As Shown in O&M Plan) Inspection Activity Performed

























APPENDIX D

BMP MAINTENANCE SUPPLEMENT



OPERATIONS AND MAINTENANCE (O&M) PLAN
Water Quality Management Plan
For

Back Bay Landing

300 E. Coast Highway
Newport Beach, CA

APN 440-132-60
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BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX
B.MP BMP Name and BMP Implementation, Implementation, Maintenance, and Pers9n or Ent[ty with
Applicable? . ) . Operation & Maintenance
Maintenance and Inspection Procedures Inspection Frequency and Schedule oo
Yes/No Responsibility

NON-STRUCTURAL SOURCE CONTROL BMPs

N1. Education for Property Owners, Tenants and
Occupants
Educational materials and training will be provided to

Educational materials will be provided to
tenants annually. Materials to be
distributed are found in Appendix C of
this WQMP. Tenants will be provided

Yes property owners, residents and tenants, including these materials by the Property POA
education materials and restrictions to reduce pollutants | Management prior to occupancy and
from reaching the storm drain system. Materials are annually thereafter.
listed in Section VIl and available in Appendix C.
Frequency: Annually
N2. Activity Restrictions
The owner shall develop activity restrictions (via CC&Rs | The Owner will prescribe activity
or equivalent) that include language to restrict activities | restrictions to protect surface water
that have the potential to create adverse impacts on quality, through lease terms or other
water quality. Activities include but are not limited to: equally effective measure, for the
Yes the handling and disposal of contaminants, trash property. Restrictions include, but are not POA

management and litter control, irrigation and
landscaping practices, fertilizer applications and
household waste management practices, prohibition of
vehicle washing on-site, prohibiting washing or hosing
of walkways and driveways, etc.

limited to, prohibiting vehicle
maintenance or vehicle washing.

Frequency: Ongoing
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BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX
B.MP BMP Name and BMP Implementation, Implementation, Maintenance, and Pers9n or Ent[ty with
Applicable? . ) . Operation & Maintenance
Maintenance and Inspection Procedures Inspection Frequency and Schedule o e
Yes/No Responsibility

N3. Common Area Landscape Management
Management programs will be designed and
implemented by the Owner/POA, which will maintain
all the common areas within the project site (via

Maintenance shall be consistent with City
requirements. Fertilizer and/or pesticide
usage shall be consistent with County
Management Guidelines for Use of
Fertilizers (OC DAMP Section 5.5) as well
as City requirements. Maintenance
includes mowing, weeding, and debris
removal on a weekly basis. Trimming,
replanting, and replacement of mulch
shall be performed on an as-needed

Yes landscape contractor). These programs will cover how ) : POA
) .. basis to prevent exposure of erodible
to reduce the potential pollutant sources of fertilizer and D o
. g . , surfaces. Trimmings, clippings, and other
pesticide uses, utilization of water-efficient landscaping
. : : landscape wastes shall be properly
practices and proper disposal of landscape wastes in : , ,
AR . disposed of in accordance with local
accordance with city requirements. , , .
regulations. Materials temporarily
stockpiled during maintenance activities
shall be placed away from water courses
and storm drains inlefs.
Frequency: Monthly
Maintenance of structural BMPs
N4. BMP Maintenance implemented at the project site shall be
The Owner/POA will be responsible for the performed at the frequency prescribed in
implementation and maintenance of each applicable this WQMP. Records of inspections and
Yes non-structural BMP, as well as scheduling inspections BMP maintenance shall be kept by the POA

and maintenance of all applicable structural BMP
facilities through its landscape contractor and any other
necessary maintenance contractors.

Owner and shall be available for review
upon request.

Frequency: Ongoing
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BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX
A B.MP BMP Name and BMP Implementation, Implementation, Maintenance, and Pers9n or Ent[ty with
pplicable? . ) . Operation & Maintenance
Maintenance and Inspection Procedures Inspection Frequency and Schedule o e
Yes/No Responsibility

N5. Title 22 CCR Compliance (How development will

No comply) Not Applicable
No N6. Local Industrial Permit Compliance Not Applicable
No N7. Spill Contingency Plan Not Applicable
No N8. Underground Storage Tank Compliance Not Applicable
No N9. Hazardous Materials Disclosure Compliance Not Applicable
No N10. Uniform Fire Code Implementation Not Applicable
N11. Common Area Litter Control Litter patrol, violations investigations,
The POA will be responsible for performing trash pickup | reporting and other litter control activities
and sweeping of littered common areas on a weekly shall be performed on a weekly basis and
Yes basis or whenever necessary. Responsibilities will also in conjunction with routine maintenance POA
include noting improper disposal materials by activities.
homeowners and reporting such violations for Fr nev: Weekl
investigation. requency: veexly
Educate all new employees/ managers
N12. Employee Training on storm water pollution prevention,
All employees of the POA and any contractors will pqmiu'i:y gTO?fd ??ﬁsekéeplng practices,
Yes require training to ensure that employees are aware of p(r)lofr E ]e S OR fo he ramy seoscﬁn” b POA
maintenance activities that may result in pollutants (October 1). Refresher courses shall be
reaching the storm drain. conducted on an as needed basis.
Frequency: Annually
Maintain area clean of trash and debris at all times. Additional details to
No N13. Housekeeping of Loading Docks be provided in Final WQMP once a site plan is developed.

Frequency: On-going
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BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX
B.MP BMP Name and BMP Implementation, Implementation, Maintenance, and Pers9n or Ent[ty with
Applicable? . ) . Operation & Maintenance
Maintenance and Inspection Procedures Inspection Frequency and Schedule o e
Yes/No Responsibility

N14. Common Area Catch Basin Inspection
All private catch basins will be maintained and cleaned
by the POA. All public catch basins will be maintained

Catch basin inlets and other drainage
facilities shall be inspected after each
storm event and once per year. Inlets
and other facilities shall be cleaned prior

POA
Yes by the City of Newport Beach. These activities will be to the rainy season, by October 1st each
done prior to the rainy season, no later than October year.
1% of each year.
Frequency: Annually
N15. Street Sweeping Private Streets and Parking Lots Drive aisles & parking lots must be swept
. : at least quarterly (every 3 months),
The POA shall be responsible for the street sweeping of | . : ) ,
o : L ) including prior to the start of the rainy
Yes all drive aisles and parking areas within the project o POA
) . season (October 1*).
quarterly, and prior to the rainy season, no later than
October 1* of each year. Frequency: Quarterly
No N16. Retail Gasoline Outlets Not Applicable
STRUCTURAL SOURCE CONTROL BMPs
Storm drain stencils shall be inspected for
S1. Provide storm drain system stenciling and signage legibility, at minimum, once prior to the
The developer will be responsible for the stenciling of all | storm season, no later than October 1¢
catch basins to include a legible message such as “No | each year. Those determined to be
Yes . . p : T . ) POA
Dumping - Drains to Ocean” or an equally effective illegible will be re-stenciled as soon as
phrase. The Owner will be responsible for maintaining | possible.
and replacement of signage when necessary. Frequency: Annually
No S2. Design and construct outdoor material storage Not Applicable

areas to reduce pollution introduction
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BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX
B.MP BMP Name and BMP Implementation, Implementation, Maintenance, and Pers9n or Ent[ty with
Applicable? . ) . Operation & Maintenance
Maintenance and Inspection Procedures Inspection Frequency and Schedule o e
Yes/No Responsibility

S3. Design and construct trash and waste storage areas
to reduce pollution introduction
All trash and waste shall be stored in containers that

Sweep trash area at least once per week
and before October 1* each year.
Maintain area clean of trash and debris

Yes have lids or tarps to minimize direct precipitation into : POA
. . ) at all times.
the containers. The site operator shall ensure trash is
stored properly and does not come into contact with Frequency: Weekly
runoff.
S4. Use efficient irrigation systems & landscape design,
water conservation, smart controllers, and source In conjunction with routine maintenance
control activities, verify that landscape design
The owner/operator will be responsible for the continues to function properly by
installation and maintenance of all common landscape | adjusting properly to eliminate overspray
areas utilizing similar planting materials with similar to hardscape areas, and to verify that
Yes water requirements to reduce excess irrigation runoff. irrigation timing and cycle lengths are POA
The owner/operator will be responsible for adjusted in accordance with water
implementing all efficient irrigation systems for common | demands, given time of year, weather,
area landscaping including but not limited to provisions | and day or night time temperatures.
for water sensors and programmable irrigation cycles. F . Monthl
The irrigation systems shall be in conformance with Trequency: vionthly
water use efficiency guidelines.
No S§. .Pro‘{ec’r slopes and channels and provide energy Not Applicable
dissipation
Maintain area clean of trash and debris at all times. Additional details to
No 6. Dock areas be provided in Final WQMP once a site plan is developed.
Frequency: On-going
No S7. Maintenance bays Not Applicable
No S8. Vehicle wash areas Not Applicable
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BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX
B.MP BMP Name and BMP Implementation, Implementation, Maintenance, and Pers9n or Ent[ty with
Applicable? . ) . Operation & Maintenance
Maintenance and Inspection Procedures Inspection Frequency and Schedule o e
Yes/No Responsibility
No S9. Outdoor processing areas Not Applicable
No S10. Equipment wash areas Not Applicable
No S11. Fueling areas Not Applicable
No S12. Hillside landscaping Not Applicable
Food preparation areas will be inspected
S13. Wash water control for food preparation areas ond regular basis fo ensure proper waste
. disposal and water usage procedures.
All wash water from food prep areas will be controlled . .
- . Any grease interceptors shall be inspected
and proper staff training conducted by the site operator. o ) )
Yes . e and maintained in accordance with POA
Food preparation facilities shall meet all health and facturer’ daf
safety, building and safety and any other applicable gwohu <|ch urerﬁs riac):ommen anens
regulations, codes requirements. ypicatly quarterty).
Frequency: Quarterly
No S14. Community car wash racks Not Applicable

Any waste generated from maintenance activities will be disposed of properly. Wash water and other waste from maintenance activities is not
to be discharged or disposed of into the storm drain system. Clippings from landscape maintenance (i.e. prunings) will be collected and
disposed of properly off-site, and will not be washed into the streets, local area drains/conveyances, or catch basin inlets.
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BMP INSPECTION & MAINTENANCE RESPONSIBILITY MATRIX

BMP Name and BMP Implementation,
Maintenance and Inspection Procedures

Implementation, Maintenance, and
Inspection Frequency and Schedule

Person or Entity with
Operation & Maintenance
Responsibility

LOW IMPACT DEVELOPMENT BMPs

Bioretention with Underdrains

Bioretention cells with underdrains are plant-based biotreatment
systems that typically consist of a ponding area, mulch layer, planting
soils and plants. As storm water passes down through the planting soil,
pollutants are filtered, adsorbed, biodegraded and sequestered by the
soil and plants. Underdrains collect the treated water and return it
back into the storm drain system.

Inspections should occur semi-annually
or after major storm events to check for
the following and remove accordingly:
standing water, sediment, and trash &
debris. Inspections should also look for
potential clogging and clean planters or,
if necessary, replace the entire filter bed.

Inspect for weeds, and prune and/or POA
replace plants in accordance with routine
landscape maintenance activities.
Replace mulch and prune shrubs as
necessary.
Frequency: 2x per year
Proprietary Biotreatment Annual maintenance consists of a
Filterra® units by Americast are structural media filtration device that minimum of two scheduled visits, one
also utilize bioretention processes for storm water treatment (functional | after the rainy season to clean up after
equivalents are also acceptable). Filterra units feature a specially the wet season, and one before the wet
designed media filter mixture within a below-grade concrete box. One | season to inspect and clean the unit.
tree or large shrub is planted within the media to provide additional Each maintenance visit consists of the POA

pollutant removal, and function similar to bioretention cells. The filter
media is designed to capture and filter pollutants during the first-flush
storm event, while biological processes degrade, metabolize, detoxify,
and volatilize the pollutants during and between storms.

following: Inspection; removal of trash,
debris, sediment; Filter media and plant
health evaluation and replacement if
necessary; replacement of mulch.

Frequency: 2x per year
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Required Permits

If a private entity retains or assumes responsibility for operation and maintenance of structural BMPs,
the City shall be able access for inspection through a formal agreement.

Forms to Record BMP Implementation, Maintenance, and Inspection

The form that will be used to record implementation, maintenance, and inspection of BMPs is
attached.

Recordkeeping

All records must be maintained for at least five (5) years and must be made available for review upon
request.



RECORD OF BMP IMPLEMENTATION, MAINTENANCE, AND INSPECTION

Today’s Date:

Name of Person Performing Activity (Printed):

Signature:

BMP Name Brief Description of Implementation, Maintenance, and
(As Shown in O&M Plan) Inspection Activity Performed




APPENDIX E
CONDITIONS OF APPROVAL

(pending — to be provided in Final WQMP)
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